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PROCEEDI NGS

MR, MOBLEY: Good norning, everyone. W' re going
to go ahead and get started. Does anyone know of
anyone else that's coming before we get started that is
not here yet, or -- we could give it another
five mnutes. Okay.

(Brief recess.)

MR. MOBLEY: Good norning. Today is Tuesday, June
24, 2003, and | would like to wel cone everyone to
today's public workshop on the initial draft on the
Fl orida Uniform Market Area Cuidelines dated June 9,
2003. MWy nane is Al Mobl ey, Revenue Program
Admi nistrator with the Departnent of Revenue, and
sitting to ny right is M. Steve Keller, Chief Attorney
for the Departnent's Property Tax Adm nistration
Program M. Keller and | will be the co-npderators
for today's public workshop.

At this time, I would ask the other nenbers of the
Department of Revenue in attendance to introduce
t hensel ves. Begi nning with Sharon, please state your
nanme and your position with the Departnent.

M5. GALLOPS: Sharon Gall ops, Tax Law Speciali st.

MS. KEMP: O audi a Kenp, attorney, Departnent of
Revenue.

MR, BEGGS: David Beggs, TPA Program Director.
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MR, KELLER: Today's public workshop was noticed
in the June 6, 2003, Florida Adm nistrative Wekly.
This is a public workshop notice consistent with
8§120.54(2), Florida Statutes, held for the purpose of
receiving comments frominterested parties regarding
potential inprovenents to the initial draft of the
Fl orida Uniform Market Area Cuidelines dated June 9,
2003. Another public workshop on this initial draft
will be held on June 26th, that's this Thursday of this
week, in Olando, Florida. These public workshops are
being held on different dates and in different
| ocations in order to maxim ze opportunities for input
from Fl ori da st akehol ders.

Copies of this draft docunent and the notice for
today's workshop were nmailed to all persons on the
Departnment's interested parties list, including all 67
Fl ori da property appraisers. Also, this draft docunent
and the workshop notice were posted to the Departnent's
gui del i nes Web page -- Wb site.

Pl ease renenber that all comments nade here today
and along with any witten comments submitted will
become part of the public record.

MR, MOBLEY: The format for this workshop is
informal, and the follow ng procedure will be used for

recei ving your verbal comrents today.
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The current draft is conprised of six nunbered
sections, each conposed of nunbered subsections. One
of us will read the title of each section of the
current draft and will state the begi nning and endi ng
page nunbers for that section. Then any public
conments on the content of that section are wel cone.

Once again, we're here today to receive public
conment on the initial draft, and therefore DOR staff
will keep their discussion to a minimnumto all ow
maxi mum opportunities for input fromthe interested
parties in attendance today.

Each tinme you step up to make comments, please
begin by clearly stating your nane and the organization
or office you represent. In that regard, if you have
not al ready signed the sign-in sheet provided at the
back of the room please do so now.

Does everyone here have a copy of the initia
draft of the Florida Uniform Market Area CGuidelines
dated June 9, 2003? |If anyone does not have a copy,
these are available at the back of the room

Are there any questions regarding the procedure
we're going to use today? At this time, does anyone
wish to submt witten coments on the June 9, 2003,
draft of the Florida Uniform Market Area Cuidelines?

MS. OUTLAND: Al, |'ve already submtted coments,
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written conments, but | was just going to verbalize
t hem t oday.

MR, MOBLEY: Ckay, great.

MR. KELLER: For the record, we have received a
letter fromthe St. Johns County Property Appraiser
dated June 19, 2003, which will be nmade part of this
record here today.

MR, MOBLEY: You're next.

MR. KELLER: Just briefly to describe how we got
where we are today with the draft guidelines, in 1993,
a provision was inplemented in §193.114 of the Florida
statutes that requires property appraisers to place a
mar ket area code on each real property parcel on
assessnment rolls beginning in 1996. This statute al so
requires that these nmarket area codes be established
according to Department of Revenue guidelines.

The 2000 Auditor Ceneral's report recomended that
t he Departnment pronul gate Uniform Market Area
Guidelines as required by this statute. The Departnent
began the public process of devel opi ng Uni form Market
Area CGuidelines in January of 2001. This process for
promul gation of the Florida Real Property Appraisa
Guidelines, as well as the Florida Uniform Market Area
Gui del i nes, has been designed to nmeet the provisions of

8§195. 062, 193.114 and 120.54, Florida Statutes.
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For the purpose of receiving comments and i nput
fromall interested parties, the Departnent of Revenue
has previously held four public workshops on the
subj ect of market area guidelines on the follow ng
dates: January 4, 2001, in Olando; April 3rd of 2001
in Tal |l ahassee; June 26th of 2002 in Tall ahassee; and
July 9th of 2002 in Olando. The transcripts from
t hese four public workshops have been posted to the
Department's gui delines Web page, and the input
received fromthese previous public workshops was
revi ewed and considered in the devel opnent of the
initial draft of the Florida Uniform Market Area
Gui delines that are the subject of today's public
wor kshop.

MR. MOBLEY: The initial draft of the Florida
Uni f orm Market Area Cuidelines, dated June 9, 2003, is
based on the follow ng: nunber 1, Florida | aw, manua
of instructions and regul atory requirements; nunber 2,
public input fromFlorida property appraisers and their
representatives; nunber 3, public input fromFlorida
taxpayers and their representatives; nunber 4,
informati on from certain publications of professiona
organi zati ons; and nunber 5, the expertise, research
and anal ysis provided by Departnent of Revenue staff.

MR, KELLER: I'd |ike to draw everybody's
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attention to the page representing the guidelines Wb
page, which is a single sheet of paper available at the
back of the room Does everybody here have a copy of
this sheet fromthe Departnment’'s guidelines Wb page?
I'"d just like to direct your attention to this page,
and this page can be found at the Internet address
listed at the top of this sheet.

As you can see, the following items fromthe --
regardi ng Uni form Market Area CGuidelines are avail abl e.
There is an overview of the draft market area
gui del i nes devel opnent, there are sone transcripts from
prior market area workshops, all the transcripts are
posted there, there's notice of the public workshops on
June 24th and June 26th, 2003, and there is an initia
draft of the Florida Market Area Cuidelines dated
June 9th of 2003. There's an address to send your
witten cotmments to there avail able, and there's al so
an e-mail link there that you can utilize to e-mail
your comments to that |ink on the Wb page.

No confirmation e-mails will be sent, and
remenber, all witten and e-mail comrents received
become part of the public record. Copies of coments
will be avail able on request, and we'd |ike to request
that you please submit all coments by no later than

the cl ose of business on July 3, 2003, in order to be
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utilized in the drafting process. Comments can be
faxed to the follow ng nunmbers: 850-922-9252 or
850-921-2983. The Departnent's guidelines Wb site
wi || be updated periodically as the guideline

devel opnent process noves forward.

MR, MOBLEY: Before we begin taking public
coments on the initial draft, we would like to share
wi th everyone some inportant background information on
the need for the Florida Uniform Market Area
Gui delines. This background information is in addition
to the specific statutory requirenent described here a
few m nutes ago.

Does everyone have a copy of the four-page handout
that | ooks like this? There's a heading and then a
coupl e paragraphs, and there's three pages with sone
nunbers attached. Does everyone have that? |f anyone
does not have a copy, these are available at the back
of the room

MR, KELLER: Ckay. |'d like to go over the first
page of the handout there that you see, two excerpts
from Chapter 195 of the Florida statutes entitled The
Property Assessnent Adm nistration and Fi nance Law.
The first section is 195.0012, entitled Legislative
intent, and it says, "It is declared to be the

| egi sl ative purpose and intent in this entire chapter
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10

to recognize and fulfill the State's responsibility to
secure a just valuation for ad valoremtax purposes of
all property and to provide for a uniform assessnment as
bet ween property within each county and property in
every other county or taxing district,"” enphasis added
on the word uni form

The second statute is 195.027, entitled Rules and
Regul ations. Paren (1) of that statute reads, "The
Department of Revenue shall prescribe reasonable rules
and regul ations for the assessing and coll ecting of
taxes, and such rules and regul ations shall be foll owed
by the property appraisers, tax collectors, clerks of
the circuit court and val ue adjustnment boards. It is
hereby declared to be the legislative intent that the
Department shall fornmulate such rules and regul ations
that property will be assessed, taxes will be collected
and admi nistration will be uniform just, and otherw se
in conpliance with the requirenents of the general |aw
and the Constitution," again, the enphasis is on the
word uni form

MR, MOBLEY: Now |I'd like to ask everyone to turn
to the second page of this four-page handout. There's
three pages here with sonme nunbers. 1'mgoing to go
through and give a brief description of these, and then

if there's any conments on that, those are certainly
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wel core.

The first of these tables is up at the top. It's
titled Sorted by Parcel Counts, and each of the rows in
this table represents one of the Florida counties, and
all Florida counties are represented in this table.

The data in this table is sorted by the nunber of
Stratum 1 parcels. For those of you who may not be
famliar with our statutory strata, Stratum 1 property
is basically a single dwelling residential property,
single-fam |y hones, condos, nobile hones. The
counties are identified here not by name, but sinply by
their parcel counts as reported on the 2002, | believe
it was the final roll that these data were taken from
And that's the first columm on the left.

The second colum is a cal cul ati on, and that
colum is titled Relative Percent Change, and this
gi ves us sone -- a view of how the counties change,
percent age-wi se, in ternms of number of parcels as you
nove down the list. And this sort of gives us a little
snapshot of the variation in parcel counts that we
have. We've got sone, you know, very small, rural type
counties, and then we have sone extrenely |arge urban
counties as well

The third colum is titled Stratum 1 Sal e Counts.

These are sale data reported to the Departnent of
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Revenue and then anal yzed by the Departnent's prograns.
And these are actual data, colums 1 and 3 are actual
data as reported and anal yzed by the Departnent.

The fourth colum is titled Stratum 1 Market Area
Counts, and these are the actual nunber of market areas
on assessnent rolls that are reflected as containing
Stratum 1 parcels.

The next colum is titled Low Parcel Counts Per
Mar ket Area, and this reflects the nunber of parcels
wi thin each county in the narket area that has the
fewest nunber of parcels.

And the next colum is High Counts Per Market
Area, and this reflects the market area in each county
with the greatest number of Stratum 1 parcels. So
| ooki ng at these down the |ist gives us sone idea of,
you know, the variation in parcel counts per narket
ar ea.

And the last colum is a calculation, and that's
the average -- the nmean average nunber of parcels per
mar ket area, and that is cal culated by dividing colum
1, which is Stratum 1 Parcel Counts, by colunmm 4, which
is Stratum 1 Market Areas, as reported by property
apprai sers on the assessnment rolls.

So given the fact that these data are all sorted

i n ascendi ng order by parcel count, and as we | ook down
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the list of market areas, we can see that there's quite
a bit of variation that currently exists in the
application of market areas through the state. W
woul d generally expect, you know, |arger counties would
probably consistently have nore market areas because
there's, you know, a lot nore parcels involved.

We can also | ook at the -- | ooking down at the | ow
and high count parcel counts per market area col ums
and see quite a bit of variation even within counties.
For exanple, a nunber of counties have a less than a
hundred, quite a few have | ess than a thousand, all the
way up into quite a few thousand. 1In a couple of
extrene cases, there are single market areas in very
| arge counties with over 270,000 parcels. Looking at
the nean parcel counts per nmarket area, you can al so
see quite a bit of variation there. That varies froma
coupl e hundred parcels per market area up to over
85, 000.

If you would please turn to the second page -- |I'm
sorry, it's the third page of the handout. |It's the
second page with nunmbers on it. This table is titled,
Sorted by Parcel Counts Per Market Area, and the first
three colums contain the parcel counts, sale counts
and market area counts taken fromthe assessment rolls,

and the fourth colum is the average nunber of parcels
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per market area. But the difference is, in this table
all the data are sorted in ascending order by the
parcel counts per market area. This kind of gives us
some idea of the variation that we see around the state
in parcel counts per nmarket area.

The last colum is titled Relative Percent Change,
and this tells us the percentage change in parce
counts per market area as you nove down the list of
counti es.

And once again, these data reveal trenendous
anount of variation in the application of nmarket areas
around the state. And -- yes, Jordan?

MS. STUART: Yes. Have you identified whether the
various counties are identifying the sane thing as a
mar ket area? What are they reporting to you as a
mar ket area?

MR. MOBLEY: There's trenmendous variation. 1'I]
just --

MS. STUART: So we're not really tal king about,
necessarily tal king about the sane thing when we're
tal ki ng about the variation?

MR, MOBLEY: Well, we're all talking about a
mar ket area code, okay? The |aw says market area code,
the rul e says narket area code.

MS. STUART: In order to code sonething, you have
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to identify it.

MR, MOBLEY: Right, but -- exactly.

MS. STUART: So at this point we don't have an
identifiable thing called a market area that we can go
in the counties?

MR, MOBLEY: Exactly, because we don't have narket
area gui del i nes.

MS. STUART: Right.

MR. MOBLEY: And you're hitting on a couple of
really of good points there I'll take a nonent to
expand, because I'msure it will be a central thene.

The variation we're seeing here, there is no
uniformty, and uniformty is never going to be perfect
because real property nmarkets aren't perfect, and we
all know that.

MS. STUART: Right, but we all have to be talking
about the sane thing first.

MR. MOBLEY: Right, right, exactly. But even in
the professional literature, and |I've sort of been
exposed to a decent ampunt of it, there is nothing in
the professional literature. There's different
definitions, the | anguage is very soft, very general
there is nothing in the professional literature that
woul d I ead to any renpte form of consensus on what a

mar ket area is. That's a debate that can go on for
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years. We've had four previous workshops, and you can
| ook through those transcripts and see that the debate
went on. Nothing canme out of those four workshops as
far as what a market area is, | nean -- and it has to
have sone specificity, or the whole exercise is
meani ngl ess.

So we can see here by the way they've been
applied -- | know in some cases, counties, you know,
historically have divided up their counties into
geographic work areas just strictly as a managenent
tool. Sone counties coded their market areas based on
their work areas without regard to what --

MS. STUART: Market.

MR, MOBLEY: -- properties were within the area or
what, you know, the boundaries were |ike or anything of
that nature. So you can probably identify some of
t hose counties that have done that.

MS. STUART: Have you di scovered any counties
where there was an attenpt to identify market standards
within a market area? |In other words, the word narket
seens to mean sonething to ne.

MR. MOBLEY: Yes.

MS. STUART: It's an economc term

MR. MOBLEY: Yes. Well, and there are -- | have a

nunber of professional associates that |'ve discussed
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the matter with at great length, both in the state of
Fl ori da and around the country, and --

MS. VANN:  May we have a sanpling of some of those
you' ve di scussed?

MR, MOBLEY: -- and there is no consensus, okay?
You can see the gist of it in the transcripts, and
there it is strictly an academ c exercise. There is no
consensus in the literature.

M5. STUART: Ckay. Let me, if | can, take a step
back. The |law now requires that the word nmarket area
be defined in such a way that it can be coded and
reported, is that a fair statenent?

MR. MOBLEY: Yes.

MS. STUART: So what we have to arrive at is sone
consensus in order for you to do your job as to what a
mar ket area is?

MR, MOBLEY: Yes. Well, we have to get narket
area gui delines done, and we -- that's the Departnent
of Revenue's responsibility, and one of the reasons
we' ve held four public workshops --

MS. STUART: Right.

MR. MOBLEY: -- prior to the devel opnment of this
docunent is to try to get some consensus. And those
are out there on the Internet. |f anyone can find

consensus out of that, 1'd love for themto share it.
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MS. STUART: Irregardl ess of consensus, can we
assune that this mandate should have a purpose, that it
shoul d serve sonme assessnent purpose, in other words,
it should be useful to the Department of Revenue in its
oversight and it should be useful to the property
appraisers as a valuation tool? Wuld that be a fair
st at ement ?

MR, MOBLEY: There are --

MS. STUART: Why do we want market areas?

MR. MOBLEY: | think that's addressed in the
docunent which we'll discuss |ater

MS. STUART: Ckay. W can get to it at a later

MR, MOBLEY: It's addressed in the statutes. |It's
addressed in the docunment also as reflected by sone
excerpts fromthe professional literature for mass
apprai sal quality assurance activity, specifically
ratio studies. And that's what's provided for in the
statute, and that is the --

MS. STUART: Well, perhaps |I'mbeing a little
premature. Let's go ahead, and when we start to get to
definitions of things, maybe we can tal k nore about
this.

MS. VANN: | have a question on this chart. You

said earlier in your opening statements that you had a
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| ot of staff research and analysis. Wuld that be
available to us, first? Because |'m assum ng that
somewhere in that research and analysis, it showed
where the nmean size of a narket area in the county
meant sonmething, and I would like to see how that cane
about, that this chart would even be rel evant.

MR. MOBLEY: Well, we have -- all we have is
copi es of conputer printouts, you know, fromthe
anal ysis of the 12 D-8s, and then that anal ysis was
done in a spreadsheet here.

M5. VANN: Well, this chart is based on a nean
market area. | mean, if we use Leon --

MR, MOBLEY: No, it just reflects a nean. |It's
based on the actual data --

MS. VANN: In your research and analysis, did you
see sone significance to the -- to market areas having
a like size?

MR. MOBLEY: In any analysis of any data in mass
apprai sal and any apprai sal on econon c anal ysi s,
anal yzi ng data usi ng neasures of central tendency and
nmeasures of dispersion is a typical part of data
analysis to get a feel for what the data shows. And
that is -- that's very basic to any type of econom c or

mass apprai sal analysis, as you know fromthe nass

appraisal literature.
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MS. STUART: Well, assunmng a nornmal curve and
assum ng that your data is nornative, a nmean will have
sonme value, but it has to have a use before you use it
I"mnot sure that the normative -- the data here is
normative in any way.

MR, KELLER: Well, could | just add --

M5. VANN. | nean, | see no relevance to -- |
mean, if we use even Leon County and we say we have a
mar ket area out there where Killearn is, and there's
like, you know, Killearn, Ox Bottom that whol e area,
and we say there's like five or six thousand parcels in
that market area, then we come out here off of Route 20
and we go where Wispering Pines Trailer Park is, and
we say we have 400 parcels in that market area. Those
are both -- because |'mnot sure |'m understandi ng your
concept of market area, but those are both good sizes
for what they reflect individually. The nean neans
absolutely nothing to either one of those. So I don't
under stand what this chart neans.

MR, KELLER: This chart is just nerely an
illustration of actual data that was reported to the
Department of Revenue on the 2002 tax roll

MS. VANN. Ckay, let ne ask it a different way.

Is the Departnment of Revenue going to put weight on the

mean rati os of nmarket areas within a county?
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21

this point, unless it's in the

draft, I'"'mnot aware that that's an intent at this

poi nt; however, we'r

your thoughts m ght

e here to receive input and what

be with respect to that.

MS. VANN: COkay.

MR. MOBLEY: I
pl ease identify your
MS5. VANN: Jan

MS. STUART: |

m sorry, when you talk, can you

name and who you represent?

Vann, Santa Rosa County.

was and still am Jordan Stuart. |

think you identified me when | raised ny hand.

MR, MOBLEY: Ckay. Yeah, we'll just leave it at

t hat .

If we could now | ook at the |ast page, the first

three colums -- by
titled Sorted by Sa
first colum is tit

second colum, Strat

the way, I'msorry, this table is

e Counts Per Market Area.

ed Stratum 1 Parcel Counts,

The

t he

um 1l Sale Counts, and the third

colum, Stratum 1 Market Area Counts.

These are the sane data that we | ooked at

previously. The difference is that these data are

sorted in ascending

order by the information in the

fourth colum, which is titled Sale Counts Per

Area, and this just

Mar ket

gives us a view of the average

nunber of sales within each narket area.

And generally,

from anyone's perspective,

t hi nk
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a market area would have -- to have any use in any part
of the process, whether we're tal king about quality
assurance and ratio studies or using it as a direct

val uation tool, there has to be enough data in there
for it to be useful; otherwise, it's not a usefu
exercise. So this colunm shows us the tremendous
variation we currently see.

And the fourth colum is titled Relative Percent
Change. This shows us the percentage change in the
sal e counts per market area as you nove down the |ist
of counties. And once again, we see quite a bit of
vari ation there.

The purpose of sharing this information is | think
it does dempnstrate that there is no consensus out
there currently in the counties, and certainly not in
the professional literature, as far exactly what a
market area is. And in an effort to achieve sone
degree of uniformty and consistency within and between
counties, that's a need for Uniform Market Area
Gui del i nes.

Now, there are obviously, when you were talKking
about averages, |'ll address your concept, | think when
you do mass appraisal, you're probably -- and you do
analysis of different data sets, you're going to

calculate a nmean, a nedian, a weighted nmean, you're
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going to calculate different neasures of dispersion to
get a feel for the data, so you're going to | ook at
that to understand your data, but you're not
necessarily going to put the mean val ue on any one
parcel. So that's the only context that the nean is
presented here, to provide a basis for |ooking at the
data and giving us an indication of an average for
conparative purposes. That's all we have on that

i nformati on.

Now we wi |l begin taking comments on each section
of the initial draft of the Florida Uniform Market Area
Gui del i nes.

Section 1.0 is titled Introduction, and begins on
page 1 and ends on page 4. |[If anyone has any public
comments on this section, please do so at this tine.

Okay. There being no public comments on
Section --

MS. STUART: Wait a minute. It's four pages.

MS. VANN: | have a general question

MR. MOBLEY: Yes.

MS. VANN: In all your research and anal ysis, can
you tell me -- you said you' ve tal ked to other taxing
authorities in other states and stuff -- where this

concept is in use, what kind of success it's had, can

we get a list that we can contact sone of these people
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for further discussion?

MR, MOBLEY: There was sonme basic survey
informati on that was done with a questionnaire by the
Department a couple years ago, and --

M5. VANN: |s that available on that Web site?

MR. MOBLEY: No, it's not. | didn't find that
very helpful. | -- in terns of the people that |I spoke
to about it, it's just people | called up over the
phone, associates that |'ve devel oped, you know,
through affiliations with professional organizations,
and di scussed the concept. And the consensus is, from
everybody | talked to and fromthe -- our prior
wor kshops, is that it's a difficult issue because
there's no easy answers. And the reason we're having
multiple drafts and different workshops is to get your
i nput on what we have here, you know, how can we nake
this better, we need your help. But we don't have al
t he answers at this point.

MS. VANN: \Where did this Description of
Geographic Stratification cone fronf?

MR, MOBLEY: You're referring to a specific --

MS. VANN: 1.3, page 2.

MR. MOBLEY: That is -- that definition was
devel oped by Departnent staff fromrevi ew of

i nformati on from conposite sources that -- there's --
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it wasn't specifically quoted from any i ndividua
sour ce.

M5. VANN:  And that information is available to us
to |l ook at?

MR, MOBLEY: The definition is right here. That's
the information that's available. Do you have any
conments on how we can nake this definition better?

M5. VANN: Having not seen the research that you
had to develop that, and that's what |I'm asking for, it
doesn't seemthat we've been given -- all we're getting
right hereis -- I"'mnot saying it's wong, |'mjust
saying it is your determ nation and your definition of
the research that you had available. W're getting the
end product, but nothing that gives us anything to
analyze to see if we agree with that end product at
this point. W don't know where this came from |
mean, did this come from another state that's using
geographic stratification? Do you know of another
state that's using geographic stratification narket
area?

MR, MOBLEY: You know, different states, they cal
geographic units different things. They may call them
nei ghbor hoods or econom c areas, that sort of thing.

MS. STUART: Al, let nme be -- this is Jordan

Stuart again. Let me be as straightforward as | can.
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Having read the docunent in its entirety at this
point, and | assune it has not changed since the
June 9th submission that | received, ny real concern is
that what you're doing is creating a subdefinition of
what we al ready have. There are seven strata, and from
what |'m | ooking at here, what you want to do is
further divide up those strata geographically based on
the sales in the strata. | don't see any evidence of
mar ket being involved in the definition, and | think
that the initial intent in the Auditor General's report
and the intent of the statute requiring that you
devel op these market -- this nmarket area code is to
further define an econom c concept that can be used in
appraisal, not to further delineate a stratification
that al ready exists.

My concern is that there seenms to be an assunption
t hat market areas occur within strata, number one.
There seems to be an assunption that the nunmber of
parcels in the strata is relevant to what is a market
area, or how many market areas will occur, rather than
| ooki ng at the economic data in each county in sone
stratified manner to determi ne where are cohesive and
definite areas of economi c concern that wll affect
val ue.

Now, I will tell you when | say this that |I'm not
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-- even though I'man attorney and not an apprai ser,

do have sonme credibility. | ama trained socia

science statistician through the Ph.D. level, and |I'm
not naive about the concepts that we're tal ki ng about
here. But nmy concernis -- and it's a difficult one
coming into a neeting |like this where we're going to go
over each paragraph -- my concern is that the entire
concept is not in accordance with the nmandate the DOR
has and that it's not going to be hel pful either to DOR
inits oversight or to the property appraisers.

My clients are |ooking for a way that DOR can cone
together with each of themas they do their oversight
and identify econom c areas within a county and say
t hese are cohesive, there are sone things, sone actua
nunerical facts that we can apply to each cohesive
area. That having been said, the concept of a
geographi cal delineation seens to nme not to be the

first criteria in a market area.

Now, |'ve done said it. You got anything to say
about it?
MR, KELLER:  Well, 1'Il try to respond. | don't

know if a response is needed. As far as your idea that
the strata are being subdivided by narket area, there
is a statute that was enacted several years ago, it's

195.096(2)(c), and it says that, "To the greatest
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extent practicable, the Departnent shall study
assessnent roll strata by val ue groups or nmrket areas
for each classification, subclassification or stratum
to be studied to assure the representativeness of ratio
study sanples.” So there is legislative recognition
that this is a subdivision of a stratum a nmarket area
woul d be sone subset of a stratum

M5. STUART: | don't see how the statute reads
t hat way.

MR, KELLER: It's on page 8 of the draft, and
that's a quote fromthe statute there.

MS. STUART: Ckay.

MR. KELLER: At this point, the Departnent has
been --

MS. STUART: Stratum --

MR, KELLER: -- has been studying the strata by
mar ket areas for a nunber of years, and the draft of
this docunent that you see here is consistent with that
activity, we think. It doesn't change the way the
Depart ment has been studyi ng market areas.

MS. STUART: Ckay. Yes, there's no -- there is no
reason that the Departnment can't | ook at market area
and identify property by stratumw thin market area, or
mar ket area by stratum but there's nothing in the

statute and there's nothing in either commopn sense or
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the literature that would indicate to me that a narket
area is a subset of a stratum in fact, that's
counterintuitive. Neither is there anything in the
literature, and | have a fair anount, too, and | can
produce it, that would indicate that a market area is
based on geographi cal boundaries, or --

MR. KELLER: Well, when we tal k about
representativeness, which is what the statute -- the
words the statute uses, | think -- to me, we're talking
about using a subset of sonething to represent
sonmet hing as representative of a greater item of
property.

Now, at this point, the charts that we've gone
over suggest that there's recognition that a market
area is something that has parcels init, and it is
al so sonething that has sales init.

MS. STUART: And it also has property types in it.

MR. KELLER: And it has property types.

MS. STUART: I'll give you that one. But that
does not nean that a nmarket area can be defined by its
sales or by its property types. Mre likely by its
sal es, because at |east they're both econom c concepts.
The concept of representativeness in statistics usually
means you identify a popul ation, you use sone

nmet hodol ogy to pull a sanple fromthat popul ation, you



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

30

do so such that the sanple is representative of the
popul ation, and if your population is the popul ation of
econonic entities in a market area, then your sales
drawn fromthat should represent that market area and
help to define it. The strata that are within it, or
the different strata that are within it would then be
val ued based on their position both in the market area
and within the strata, but they're not necessarily the
same thing, nor does one set the boundaries for the

ot her.

I guess the problem|'msaying is that from what
I'm seeing here, it kind of has to go back to the
drawi ng board.

MR, MOBLEY: Well, what would be helpful is sone
draft |anguage that you could provide that would
address those issues, but we got -- there's an issue
here. If we end up with a docunment that says it's okay
for counties with 600,000 parcels to have fewer market
areas than counties with I ess than 6,000 parcels --

MS. VANN: How do you know that's w ong?

MS. STUART: First you have to find out whether
it's possible.

MR, MOBLEY: Well, we're tal king about comon
sense. | heard conmpbn sense just being nentioned.

MS. STUART: There's a town in the state of
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Maryl and cal l ed Colunbia. It was designed and
constructed by Charles Rouse. It is a cohesive whole
conposed primarily of residential properties with a few
little small businesses in it and a big lake. It
cannot be other than a market area by itself, including
both its small properties, its big lake and all of its
single- and nulti-fanm |y residences. The strata that
are within it will be valued within that concept of

mar ket area, but that particular area conprises

t housands upon thousands of parcels, nuch, nuch nore
cohesive than the area that's next to it, which is part
i ndustrial, part residential. | would say that the
area that is next to it is substantially smaller, with
10 tinmes as many different market areas in it.

And t hat can happen, depending on what the narket
is. |If you' ve got an area that is totally cohesive and
sells altogether in the same manner, you have a nmarket
area, no matter how many parcels are init. And
that's, | think, a study that has to be perfornmed in
order to identify that concept.

MR. MOBLEY: So you're proposing a study being
done of the entire state of Florida, and then the
Department of Revenue woul d have in these guidelines,
we woul d sort of be telling each county where to put

their boundaries on each market area? |s that --
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MS. STUART: No, | think the property
appraisers --

MR, MOBLEY: -- as opposed to providing
gui del i nes?

MS. STUART: But what you have to do is define the
concept in such a way that they can tell you sonething
that's meani ngful .

MR. EDWARDS: There's got to be a concept and a
met hodol ogy.

MR, MOBLEY: I'msorry, could you identify
yoursel f?

MR. EDWARDS: Ben Edwards, from Santa Rosa County
al so.

If there's no methodol ogy, then it leaves it to
the interpretation of every county, and they nay give
you work units, which have historical fact in their
county, but it's not what you're tal king about or what
you want to tal k about as far as econom c units.

MR, MOBLEY: So are you --

MR, EDWARDS: There may be a requirenent -- you
may give us a requirenent that we report cities as
separate. |s that one of the requirenents now?

MR, MOBLEY: (Shakes head in the negative.)

MR. EDWARDS: No? | understood that it was, |'m

sorry. But if cities were reported separately, then
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we've got cities that vary from you know, two sales to
200 sales, you know. | nean, it's going to vary that
much. And there won't be anything we can do about it,
you see what | nmean? There's no nethodology to tell us
where we're failing, or where we're succeedi ng, even.

You know, we can divide our county up into work
units, and we've done that and everybody does that and
wants to do that to get some sort of equity in the
cross-growth areas in their county and whatnot |ike
that, and we're trying to measure that all the tine,
but to | ook down inside the county and divide it into
arbitrary units, | don't even know where the boundaries
of these units mght be, | mean, the true boundari es.

I know there's geographic areas within every county.
See what |'m sayi ng?

There's no nethodol ogy here to help us. These
rul es and everything like that are going to produce an
effect, but there won't be anything to help us along
the way to give you what you want, |I'mafraid, and
everybody is going to give you sonething different.

MS. VANN: And, Al, like you said earlier, this is
like the fifth neeting that we've had on this. ['ve
been at every one that's been in Tallahassee. These
same i ssues have been brought up at every one of them

the sane topics we're having now. Mybe not worded the
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same, but the concept and our concerns were the sane,
which is why | asked for your research and your
analysis to say where are we missing it and where are
you seeing sonething we're not. Because we've brought
this up five tinmes, this is the fifth time, and we
don't see any change in your thinking. So, you know,
what are you hangi ng your hat on that we don't have?

MS. STUART: And the other question is, once you
get it the way you' re doing it, what are you going to
do with it? 1Is there going to be some nunerica
constant that's going to be applied to nmarket areas
when you do your oversights? Because that's not going
to work.

MR, MOBLEY: What do you nean by numerica
constant ?

MS. STUART: Well, if there are market areas, they
have to be meaningful in ternms of valuation; otherw se,
all we're doing is creating. The strata are neaningfu
in terms of valuation. W do certain things in the
county systemto property based on its strata. W have
base rates on the strata, and they vary according to a
| ot of other criteria, but generally a strata is
defined in ternms of its valuation concepts.

What you're going to have here if you attenpt to

define it in ternms of a valuation concept is sone
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neasure of val ue based on the market area that may or
may not be valid to the property appraiser. And that's
of great concern to themif you're going to use it in
the roll valuation process, and it's not sonething they
consider to be a measure of val ue.

MR, EDWARDS: Excuse ne, anybody with a conputer
can take a tape froma particular county and can go
out, extract these codes and do ratio studies and show
t hat each of these nmarket areas are different. Let's
put that in quotes in some respect. Now, that's the
probl em for the property appraiser. |It's not hel ping
himdo his job a bit.

M5. VANN: It's creating nore work.

MS. STUART: | think the initial rationale --

MR, EDWARDS: |It's an arbitrary problem Sonebody
will say this particular area is, quote, over or under
anot her particular area, which may not have any
rel evance to the reality. It's just a ratio study.

You see what |' m saying?

MR, MOBLEY: |I'msorry, when you say over or
under --

VMR. EDWARDS: Well, ratio studies -- in other
words, if you say one area is at 98 percent, one area
is at 102 percent, the County is at a hundred percent.

You can | ook at those kinds of things, an enterprising
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person with a PC can do that, to prove that one area is
overassessed and one area i s underassessed. But that
may or may not be true. | mean, it's just arbitrary,
you know, it really is very arbitrary.

MR, MOBLEY: What is arbitrary, ratio studies,

MR. EDWARDS: The result that you get. |In other
words, the 98 and the 102 don't really reflect, it just
reflects that set of nunbers that they' re having to
code into their tapes.

MR. MOBLEY: |'mnot -- |I'mnot sure if |
under stand what you're saying. | nean, do you all want
any kind of response, or do you all --

MR, EDWARDS: |'m not getting that.

MR, MOBLEY: Ckay. Let's talk about the seven
strata for a little bit. | don't think there's that
many counties that use the same base rate for al
properties in Stratum6 or the --

MR. EDWARDS: The sane ratios, the sanme |evel of
assessnents.

MR, MOBLEY: But yet those are groupings for
qual ity assurance purposes, which that is the
Department of Revenue's function --

MS. VANN: That's easily definable.

MS. STUART: And useful.
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MS. VANN: We'll give you that. W know a hote
froma conveni ence store and a house. That's pretty
easily definable.

M5. STUART: And there are assessnent definitions,
there are certain nethodol ogi es and certain econom c
factors that relate to the stratum So okay, we don't
di spute that that concept is valid. | think the
probl em that many of us have is that that concept may
or may not have any inpact on where nmarket areas are or
what they are, but | think that the initial purpose was
to create nore validity in the sal es-to-assessnent
ratio studies to identify market factors that affect
all property in all strata, and |I'm just not sure that
you're getting there or, very frankly, if you get
there, if you're not going to be creating sonething
that's an artificial inpact on value that really isn't
in the market.

MR. MOBLEY: Jordan, there is no consensus as to
what constitutes a market area, however you want to
define it, for whatever purpose you're talking about,
okay?

M5. STUART: But you will agree that it has to be
a useful concept?

MR, MOBLEY: Absolutely, and this is useful. It

is useful for the intended uses stated in the docunent,
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which is statistical and anal ytical review by both
property appraisers as a quality assurance tool to
proactively eval uate regul atory conpliance, which every
county does --

MS. STUART: Statistical and anal ytical review of
what ?

MR, MOBLEY: O a geographic grouping of
properties within one of the -- or nmore of the seven
statutory strata

MR. EDWARDS: Let ne ask --

MS. STUART: What we're doing here really is we're
not creating an area that has to do with any econonic
factors, but are further subdividing the strata.

MR, MOBLEY: | disagree that there wouldn't be
econonic considerations there. | disagree with you.

MR, EDWARDS: How many woul d be?

MR, MOBLEY: Here's what we have. We have people
out there right now who are vehenent that a market area
shoul d be conprised of geographi c groupi ngs of al
property types, everything in the seven strata,
everyt hi ng.

M5. STUART: Ckay. | agree.

MR, MOBLEY: In other words, take a county and do
it like this. Jan is one of them

MS. STUART: There are economm Cc groupi ngs.
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MR, MOBLEY: There are other people equally as
qual i fied and experi enced who are vehenment that you
woul d never do that.

M5. STUART: | would like to see the data, because
I think if you | ook --

MR. EDWARDS: Both of them --

MS. STUART: -- at the red book, you're going to
get a definition of market data. | think if you | ook
at the blue book, you're going to get --

MR, MOBLEY: You're going to get some words,
you're going to get sonething like a | arge geographic
area conprised of simlar property types --

MS. STUART: Similar economc factors.

MR, MOBLEY: -- subject to simlar economc
i nfluences.

MS. STUART: That's what we don't have here

MR. MOBLEY: That's like nailing Jello to a wall

M5. STUART: | understand conpletely. | can talk
ad infinitum about --

MR. MOBLEY: | have no doubt. Let's let sone
ot her people participate. Sharon?

MS. OUTLAND: Sharon Qutland, St. Johns County
Property Appraiser. And | feel like econonic
conditions do determ ne geographic areas, and so who is

nore apt to deternmine these than the property
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appraiser, who is nore famliar with the areas, the
econonic conditions, overlay districts, architectura
review comrittees, that all of these inpact the
econom ¢ conditions for it to reflect the geographic
areas that you should be dividing your markets into?
And so | don't think it can be as black and white as

t he nunber of sales for each market area or the number
of parcels for each market area. There has to be sone
flexibility there, and | think the property appraiser
or staff should have the flexibility to determne -- |
understand that you have to do an anal ysis based on
mar ket areas, but that's my concept. O course, |ike
you say, everybody doesn't have the sane consensus.

MR, MOBLEY: To sone people, that's going to nean,
you know - -

M5. VANN: Well, to some counties --

MR. MOBLEY: -- sonething that is -- you're going
to have ten experts --

MS. OUTLAND: And before, in all fairness to the
property apprai sers, we were hammered that you could
not have nore than nine market areas. Dr. W and
staff, you know, went through this and said you cannot
have nore. | agree that in sonme counties, in St. Johns
County, | think we should have nmore, but right now we

only have those because we were asked to be limted to
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that. And before the concept was evolving that it was
percentage of increases, not so nuch actual nmarket,
econoni ¢, geographic conditions.

MS. VANN:  When we were first told to put narket
areas on the system one of the reasons we were given
is because we argued that we have nei ghborhood codes,
and we defined it down to the neighborhood and the
argunment fromthe DOR was we can't evaluate, you know,
t housands of nei ghborhoods that are going to be tota
in the state, so we need sonething that puts the
nei ghbor hoods together that we can adjust by that, and
that's when we were told no nore than nine narket areas
in a county.

MS. STUART: Even if there nmight be 20.

MS. VANN: Even if there m ght be 20, but --

MR, KELLER: Well, this docunent here suggests
sonmething different fromthat.

MS. VANN: This docunment suggests geographic
stratification. It has nothing to do with econom c
considerations or anything. |t says geographic
stratification.

MR, MOBLEY: Wbuld you agree that economc
considerations will vary geographically?

MS. VANN:  Maybe.

MS. STUART: Maybe.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

42

MS. VANN. | mean, | could have two --

MR, MOBLEY: | think you have to --

MS. STUART: When we're tal king about narket
areas, they do. You don't define a market area unless
it's geographic, but its definition is not because of
its geography, it's because of its econonics

MS. VANN: Right, and that's where the definition
is off.

M5. STUART: Have you thought of having the
property appraisers report to you to see what can be
stratified about this concept? Not -- obviously
they're not all going to give you the sanme thing, but
-- let ne see. You eat doughnuts. 1'Il bet you
three of your choice of doughnuts that if you got -- if
you require the property appraisers to report to you
about market areas within their county, you're going to
be able to find sonme stratification in that data that
you can work with.

MR, MOBLEY: Well, Jordan, property appraisers
have been reporting nmarket areas on their rolls, and
we -- that's why we showed sone of the data we have,
because -- and we see what we have there. | don't
think you can say that there's a nethodology that's
applied statewide. There's no definition that -- if

there was a definition out there, or sonething out
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there by their consultants such as yourself that said,
hey, here's what a narket area needs to be, that was
sonet hi ng useful people would go on, |I'm assumning it
woul d al ready be applied, okay? And it's not there.

MS. STUART: | think that they have been
hanmstrung. Sone of themare reporting to you their
wor k areas where there are different subdivisions where
they set up a supervisor in each subdivision. Sonme of
t hem have been reporting to you the nunber of their
taxi ng bodies, the particular cities and counties.

They all know that those are not market areas for
pur poses of valuation, and you know it, but they have
been hanstrung in the way they could use the concept.

You have the opportunity now to take that concept
and nmeke it useful not only to the DOR -- and, boy, |
can see sonme ways it's really going to be helpful if
it's done properly -- but to the property appraisers.
The problemis, if they' ve got to be allowed sone
variability to make it useful as an assessnent concept,
you're getting to a breakdown here that's going to nean
nothing in ternms of value, and then when you attenpt to
apply it, you're going to be just as nessed up as the
property appraisers are.

And | really perceive it as creating nore problens

than it will fix. | wish | could conme in here today
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and say, "Can you change the words in paragraph 5.3 to
say this, and the words in paragraph 6.7 to say this,"
but if the entire concept is flawed fromthe get-go in
terms of a value concept, then where can you go with
meki ng specific changes?

MR, MOBLEY: Well, first of all, | disagree with
you on that, for the record. |f there were sonething
-- you all have asked questions about the literature,
the research or whatever. |[If there was anything out
there that you could go put your hands on that would
give a clear indication of what a market area ought to
be and what property ought to be in it and all these
ki nds of things, there wouldn't be the counties just
using existing codes, arbitrarily putting market area
codes on their property. They would be follow ng al
that readily available information that mght --

MS. STUART: | think sone of themare on their own
rolls. They're just doing it in such a way that they
use it, but it's not reportable to you. You have no
mechani smfor themto report it. | personally know of
three counties, one of which I live in, where the
concept of economic location is part and parcel of the
val ue, but they don't report it to you, there's no
mechani smfor themto report it to you. It does not

define in ternms of what they would report to you as
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market area. First of all, there's nore |like a hundred
of them than nine.

MR, MOBLEY: Right, right, exactly.

I think 1'I'l nmention sonething here that may help
frame our discussion a little bit. There's two uses,
if you will. Let's look at two uses of geographic
stratification, one of those units being nmarket areas,
one bei ng produci ng val ues, and then the second use
being as a quality assurance tool, as a stratification
tool, testing the quality of the production, okay,
bei ng a separate function; and the anal ogy would be, to
a property appraiser, is when they may go in and have a
base rate for, you know, shopping centers, a base rate
for a different analysis and rents or whatever, for
of fice buildings and warehouses, and maybe do sone
separate analysis within Stratum 1, and they produce,
you know, their val ues.

Then they go in and say, okay, well, in a lot of
these we don't have enough data to really test how we
did, so we have these statutory groupings, and we al
agree that that's a reasonable thing. So we run our
rati o studies by a different grouping than what we use
to actually produce the values, okay? So that's the
basis for looking at it in terns of two separate uses

of geographic units.
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Mbst counties, | believe, use -- nmake use of
smal | er geographic units they call nei ghborhoods, and
there's another thing that doesn't have an officia
term but | would call it like coded site groups, like
a frontage on a particular river, frontage al ong
commercial corridors, golf course frontage properties,
those ki nds of things, that --

MS. STUART: Sure, those are too narrow, but is
not the purpose of defining a nmarket area to use it to
adj ust val ues based on what you know about that market
area?

MR, MOBLEY: It may or may not be.

If I could just finish with what |'m saying, this
docunent is specifically intended to stay out of the
use of geographic units, be they narket areas,
nei ghbor hoods, corridors, coded site groups, stay away
fromthat as those are used in the value production
process. We're not getting into -- we're not saying
here, here's how you need to produce val ues, okay?
We're providing a quality assurance tool that would be
-- that could be used by the counties, and if it
doesn't have enough data in it, then it's not useful to
anybody.

That's why -- and this is readily available in the

mass appraisal literature for ratio studies -- you're
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going to be groupi ng groups together as our strata to
have enough data to have a nmeani ngful sale ratio study.

MS. STUART: But then --

MR. MOBLEY: So this -- if | could just finish --
so this is to be used by both the counties and the
Department as a quality assurance tool

MS. STUART: How?

MR, MOBLEY: Well, if you have a code on
properties within seven strata, okay, and that's based
on a geographic area within a county, recognizing that
you could have ten different experts in that county go
there and draw that boundary, and sonebody is going to
have a boundary like this and sonebody is going to have
a boundary like this, and we understand that, but yet
we have to have one document that addresses the issues
as a guideline, and this docunent does all ow
flexibility.

M5. STUART: But what are you going to do with the
mar ket area?

MR, MOBLEY: Say again?

MS. STUART: Once you have delineated a narket
area, what are you going to do with it? Wat's it for?
When you have a stratum you' re saying certain things
about the highest and best use of the property.

MR, MOBLEY: You're going to run reports the way
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you run reports, by age ranges, by quality grades, the
different way you slice and dice a roll for ratio
studi es and do graphical anal ysis.

MS. STUART: The age of a property means sonet hi ng
internms of its value. What you're trying to get to is
a concept that's nmeaningful in terns of the val ue of
the property that's not already addressed in sonme way,
and | can't yet --

MR. MOBLEY: This is not devel oped for val ue
production, and | will send you back again, there is a
di fference between statistical and anal ytical review of
assessnment rolls by the Departnent of Revenue and the
property apprai sers based on the seven statutory strata
than woul d be used directly in the valuation process.

I don't know too many people that go collect rents for
hotels and apply it to warehouses. | hope they're not
doing that. But yet you test your roll using Stratum
6 properties for ratio study purposes. That's what
this is.

MS. STUART: Because Stratum 6 property can be
i dentified economically and has sone commonality in
terms of the concepts that produce val ue.

MR, MOBLEY: Well, that's great, so that's why
we' re basing the market areas on those properties that

you say have economic comonality. And this is even
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better, because this is dividing up a county, it gives
nore opportunity to have nore econoni ¢ honpbgeneity
within an area.

MS. STUART: There is going to be no econonic
honmogeneity by further delineating the strata by sales
within that strata. It's not telling you anything
about the property. |If the concept of unifornmty and
equity in valuation is related to the concept of val ue,
if you can't speak to value using a concept, then you
can't address uniformty using that concept.

MR, MOBLEY: | would disagree. | conpletely
di sagr ee.

MS. STUART: Sal es-to-assessnent ratio tells you
sonet hi ng about whether or not the assessnents
approxinmate the sales ratio -- the sales, yes? |It's
telling you sonething about the value. | don't think
that we're getting to anything that's going to tell you
anyt hi ng about value. That can conceivably be very
dangerous to the property appraisers.

And the other thing is they use sal es-to-
assessnment ratio studies, or at |east nobst of them do.
They can look at their roll in the sane manner that you
do. If they're not using these areas in valuation, and
you're using themin oversight, then invariably you're

going to cone up with sone stuff that doesn't inpact on
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val ue.

MR, MOBLEY: Right now | believe that the vast
majority of Florida counties do not use narket areas in
t he val uati on process.

MS. VANN: No, they use nei ghborhoods.

MS. STUART: They use some econom ¢ geographica
del i neati on.

MR. MOBLEY: It's going to be smaller units, and
all those things, those aren't required to be reported
to the Departnent, the Departnent doesn't want them
that's the property apprai sers' valuation production
process, that's their business. But yet the property
-- the Departnment anal yzes assessnment rolls w thout the
benefit of that. And I think when a property appraiser
is doing ratio studies, you know, to evaluate their
roll, to clean up the roll before they send it in,
they're not going to use the sane methodol ogy that they
used to produce the val ues.

MS. STUART: Well, it's a different process, but
it's related.

MR, MOBLEY: Exactly. Exactly.

M5. STUART: It's certainly related.

MR, MOBLEY: Sure.

MS. STUART: The county systens are based on

arriving at a rate fromthe narket that's then applied
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to the property and its inprovenents.

MR, MOBLEY: If you're doing a good job, it
doesn't matter how you slice and dice it.

MS. STUART: And when they do a sal es-to-
assessnment ratio study --

MR, MOBLEY: Say again?

MS. STUART: -- they're using data that
approxi mates the same information, if they're doing it
right.

That havi ng been said, what data that the property
apprai sers use is going to approximate the information
that results fromthis delineation of market areas?
VWere is the assessnent-based information? This is
oversight. You're supposed to be telling them whether
their roll is any good or not.

MR, MOBLEY: Well, | would ask you, where is the
assessnent - based i nformati on on the application of
mar ket areas as we see it now?

MS. STUART: GCh, | think it's highly relevant.
Now, you may not |ike the fact that X county, which is
a popul ous county, has 250 econonic delineations or
mar ket areas. That may be troubl esone in data -- in
t he sense of manipul ating your data, but for themit's
very useful, and it's their market areas and it tells

t hem somet hi ng about val ues. When they nmake an



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

52

adj ustnent to an area based on econom c conditions in
that area that don't occur in the rest of the county,
they're doing sonething that relates to the val ue of
the property within that area, in all strata of that
property.

MR. MOBLEY: Even if their market areas are
del i neat ed based on nunicipality codes or work areas?

MS. STUART: No, that's sonething they report to
you. They don't use that stuff in value. But it's not
a market area, any nore than this is.

MR. MOBLEY: Well, it's a market area code. |
mean --

MS. VANN:  Well, that's just because you don't
have full conpliance if you don't have market areas out
there. That's playing the gane.

MR. MOBLEY: \What | don't understand, if the code
isn't being used right now, what is the harmin I ooking
at a guideline?

MS. STUART: Because you're not -- you're not
doi ng oversight in terns of the market areas now.

MR, MOBLEY: Well, we haven't been doi ng oversi ght
in terms of market areas based on the nmarket area codes
t hat have been submitted if they're based on work
ar eas.

MS. STUART: Right. Right, but you're designing
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sonmet hi ng here because you've been mandated to find a
concept that you can use to inprove your oversight, so
what ever you produce here is going to inpact the
property appraisers.

MR, MOBLEY: Well, | would think that property
apprai sers would want to use it as a quality assurance
t ool

M5. STUART: If it's not useful, they can't. And
right now, we are of the opinion that it can't be done
the way you're doing it, that it's not going to show
any significant or stratified evidence of val ue that
can be applied to any property in a consistent basis.

MR. MOBLEY: But yet basing market area codes on
wor k areas and nunicipality codes is useful

MS. STUART: They don't do it. They don't do it.
But neither do you. W're saying you're going to give
themthis stuff the way it is, they're not going to use
it because they can't use it, and then you're going to
use it to evaluate their roll; apples and oranges.

Now, | would tell you what | will be glad to do if
you want me to. If you're willing to rethink the
issue, I"Il come up here and I'lIl help you, and |"]
bring you expertise and I'Il bring you data, and I']I
do it in such a way that it can be useful, and then |et

you take it fromthere with your technical and
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anal ytical and appraisal skills.

MR, MOBLEY: Well, we need you to submit witten
comments, sonething along those |ines.

MS. STUART: Transcript. | talk better than I
wite. It's all in the transcript.

MR, MOBLEY: Well, whatever you would do by coning
up here with your information and your data that you're
not doing here, put that in witing, but, you know,
Word or Excel will handl e whatever you got. And you
can explain the data --

MS. STUART: Can | get a copy of the transcript?

MR, MOBLEY: Sure. |It's going to be on the
I nternet.

MS. STUART: Great. Good.

MR, MOBLEY: And when you're saying comng up to
hel p us, whatever you would do for that, put that in
witing, put the nunmbers in Excel and show us, you
know, what the issues would be or the narrative or the
definitions, whatever, you know, to denpnstrate how to
apply the things you're tal king about in a way that
will give us sone uniformty, because we don't have
uniformty.

MS. STUART: And you need it.

MR. MOBLEY: And we need it.

MS. STUART: Because if you're going to apply a
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statistical neasure, it's got to be uniform it's got
to be representative and it's got to be based on
sonmething that is related to the value of the property,
because that's where we're all going. Even when we're
doing equity, when we're doing uniformty, it's al
based on the val ue of the property.

So, you know, | will be glad to produce sonething
for you, and |I'm sure nmy property appraisers will be
glad. M purpose in being here today as a
representative of nmy clients is to see to it, if | can,
to the extent that it's possible, that they get
sonmething that's useful to them because there are nmany
of themthat don't have the benefit of that kind of
expertise, and want it, and to see to it that they are
not harned in their oversight process by the use of
sonmething that really doesn't relate to what they're
doi ng.

MR, MOBLEY: Well, | would disagree with your
conments that this would not be useful. | think this
woul d be a very useful tool both for the Departnment and
property appraisers in testing the quality assurance of
mass apprai sal results.

There's no intention here to nake this part of the
val ue production process. It could be made for that,

but there's --
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MS. STUART: That's what it's for

MR. MOBLEY: There's no intent for that.

M5. STUART: That's its best use is to create
mar ket area adjustnments that reflect things that --

MR, MOBLEY: | think if there were an essential --
if there was a perception of an essential use of market
areas in the value production process, we would see a
ot more uniformty and we would see a | ot nore of that
bei ng used.

MS. STUART: And you could test it, but if it's
not reported to you, you can't test it. And if you
don't test it properly, you' re going to be |ooking at
sonmething that's not based only on val ue.

And pl ease don't m sunderstand ne, no one is
nm sconstrui ng your intent. You've been mandated to do
this, and I'm sure your goal is to do the best job you
possibly can. Wth a great deal of respect, | say that
I think you're off on the wong track, but that does
not at all question your intent or your good faith.

MR, MOBLEY: | appreciate that.

The gentleman in the back, you raised your hand a
whi l e back and we never got to you.

MR, HODGES: Keith Hodges, Santa Rosa County. |
was just -- when M. Keller was reading the statute,

196, and he read narket area, | was just getting ready
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to point out that it did not nention geographic market
area was the only thing I was going to say, which was
brought up al ready.

I still think the biggest concern we've got, or at
|l east 1've got, is the possibility of having certain
geographic areas that are nandated by DOR where we
don't believe that we have enough -- say, for instance,
in Santa Rosa County, comrercial, |I'mnot necessarily
convinced that we really could subdivide geographically
on our commercial market because -- Ben handl es our
sal es data for nme, but if you look at all our
commercial sales in the entire county, we've only got
so many war ehouses and so many retail, and it would be
very difficult and I think it would be misleading to
try to break that down geographically and then have one
or two warehouse sales and all that.

Now, if we use conmon sense, this says that you've
got to have enough sales to be representative, but |
think the concern out here anong the property
appraisers is is there a possibility that someti nes DOR
will just, you know, put blinders on and say, "This is
t he geographic area and this is what these two sales
i ndi cate, and so you've got to have everything like
this."

MR, MOBLEY: Certainly not two sales, no. That's
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why we're tal king about 30, 40 or nobre sal es.

MR, HODGES: That's the part | agree with you. |
think logically speaking, the intent would be not to do
that, but | think the concern out here is that can that
become the case, can that be shoved down our throat?

And | think that's why this -- 1've been to a
coupl e of these, not near as nmany as a | ot of these
fol ks have been, but | see a constant battle, it's |ike
a conflict here. And I question whether reasonable
peopl e couldn't get together and work this out to
where, fine, you all want sonething nore than what
we're doing, | think we're willing to do it, but we
want sonething that's representative, sonething that we
can get sone use out of just as well as you all and not
sonet hing that we get hammered about, you know, y'al
are in error on this and we're going to reject your
roll and all that stuff.

I'"'ma fee appraiser just |ike you were. Long
story short is all | want to do is nake sure we have
the nost equitable roll that we can for all our
taxpayers in the county. | could care |ess, but |
don't want to be confined by a docunent put together
wi t hout the foresight, recognizing what is its
contribution going to be.

I notice -- and once again, | am playing catch-up
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with a lot of this, but | notice it reads that Stratum
3 and Stratum 7 are not going to be designated for
mar ket areas, that you can have a single market area
code for those strata, so | guess one question that
does cone to nmind is is that possible that the property
apprai ser may designate other strata such as if we felt
i ke our comercial strata was not adequate in size to
war rant subdi vi di ng geographically, can we designate
one market area code for Stratum 6?

MR, MOBLEY: Well --

MR, HODGES: Is it our call or is it your call?

MR, MOBLEY: Well, you know, this is a guideline,
okay? It has to be followed. It's a guideline. You
| ook at the tables back there, there's two anal yses,
you know, for each of the strata, and some of the --
you know, you get similar indications, there's sone
vari ance there, and the literature says, you know, you
got to consider this, okay? So it doesn't say, you
know, you have to do that. But if there is -- you
know, if you got a county with clearly enough data, you
know, to create geographic units that can be used to
test geographic equity, regardl ess of whether you'l
have ten people that will disagree with those
boundaries, we're never going to solve that. If we try

to go down that road, we need to get this thing out of
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the statute, because that is an endless battle, that
wi |l never happen.

But we don't need to do that. It doesn't need to
be necessarily based on what one person or an average
of ten people would think in terns of if they went out
there to do an appraisal. |[|'ve got to wite this
report, and where's nmy boundaries? You' ve done this,
you' ve seen both sides of it, you're not going to get
any consensus, okay? There's a reason why a |ot of
that was left out of this docunent, so that we could
say yes, here's sone considerations and boundari es,
things to consider, you know, |and uses, all those
ki nds of things, changes in construction, quality and
-- changes in quality of maintenance, all those kinds
of things, and then here's a guide saying here's kind
of where you ought to end up, okay? Not that every
mar ket area is going to have exactly, you know, 3,000
parcel s or whatever, but, you know, you should have
enough sal es, you know, in each narket area to be
meani ngf ul .

So you -- there's quite a bit of |leeway |I'm seeing
in this docunment, but if you had a county, let's say,
for exanple, that had, you know, plenty of sales, and
then sonmebody just arbitrarily saying, "Well, you know,

in my county, | don't think we need to stratify Stratum
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6 geographically,” then that's going to be contrary,
you know, to the, | think the intent of having
gui del i nes.

I nean, the reason for having guidelines is that
t hey nean sonething, and so there has to be sonme type
of specificity here. Even though it is a guideline, it
has to be sone type of specificity to warrant its
exi stence. And | think there is -- it's alittle bit
shocki ng for people, you know, to see this issue has
been out there for a long tine, we've never had any
gui delines, and there's all this variation and
expectation and concern, what's the Departnment going to
do, this kind of stuff. So we have a draft now and
there are sone nunbers in there, and it -- it's -- |
think it's a little shocking to people, but if you
really look at the whole picture here, | think there's
nore flexibility, I think there's roomhere for well-
i ntenti oned people that want to create geographic units
for quality assurance purposes and to still consider
reasonabl e boundaries, you know. Could be wong on
t hat .

If there's any -- that's why we're | ooking for
| anguage, you know, to make this thing better, but, you

know, that's sort of a long answer to your question

but it's an excellent question, so | kind of wanted to
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expand on it.

MR, HODGES: And that goes right in |ine, what you
said, if we could trust that as being the gospel,
think fromny standpoint | would be nuch nore content
with that.

And just a thought in my head, 1've got a couple
of Wal-Marts in Santa Rosa County. M two Wal-Marts,
one on the south end and one on the north end, are very
conparable, and if you guys say there's rel evance
there, that's fine. But ny office buildings down in
@Qul f Breeze and ny office buildings up in MIton vary
entirely. Now, I'll get 12, 14 dollars a square foot
in the south end, and I'Il get eight to ten in the
north end, and I don't want to be in a position where
|'"ve got to worry about the south end sales dictate
what the north end is worth, that type of thing, which
if we use common sense, we're okay. | nmean, if | can
show it economi cally such as these | adi es have
menti oned or whatever and show you that the rents vary,
then you're giving me opportunity to, you know,
denonstrate nmy position. That's what | think it really
boils down to, is if we can just talk this thing out
and be at peace with each other, or whatever.

MR, MOBLEY: Yes, | guess, Keith, you're

relatively new to the business?
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MR. HODGES: | am As | said, | sat in one of
those DOR audits here just a couple of weeks ago, and
was very pleased with the way it went. | had heard so
much about how it had to be confrontational, and it was
very -- it went very well. And I still think a |ot of
this stuff has to do with just, you know, you all have
to understand the concerns out here, you all have a job
to do and everybody try to come to a reasonabl e,
resol ving conpromni se

| don't know if that nakes any sense, but that's
just the way --

MR, MOBLEY: As a forner fee appraiser nyself, it
makes all the sense in the world to ne.

MR. EDWARDS: Can | comrent on that? Ben Edwards,
Santa Rosa County, | work with Keith.

We had tal ked about this, and then this cane from
one of your earlier neetings, but one of the
suggestions was to use your geographic information
systemto figure out which parcels would apply to the
codi ng. Now, what you're suggesting is that you have
one overlay divided into so nany be di fferent areas,
three, four, five or eight different areas, but to us,
ri ght away our thought was each stratum could have its
own set of overlays. |In other words, you would have --

paint a picture of the county four or five different



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

64

ti mes, whichever, five different strata. In other
words, your Stratum 1 might have this particular
configuration, Stratum 2 m ght have anot her
configuration, Stratum4 or 6 mght have yet another
whi ch woul d nean that parcels sitting side by side on
your assessnment roll would have different codes. And
geographically, if you looked at them like if you drew
a circle around them you would have a variety of
different codes within that circle, and wherever you
nove that circle, it would change, because it's com ng
froman overlay that you can't see fromthat circle.
You see what the problemis?

MR. MOBLEY: Absolutely.

MR, EDWARDS: So it beconmes an extrenely
difficult -- I ess easy than you nmght think to actually
code the stuff onto the parcels, because if it's then
dependent on the property use code, which changes year
by year or nonent by nonent, whatever they're doing out
there. You see what |'m saying?

MR. MOBLEY: Sure.

MR, EDWARDS: So there's no guideline on how any
of that is supposed to work

MR, MOBLEY: There's nothing --

MR, EDWARDS: Not hing here --

MR. MOBLEY: -- in this docunent?
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MR. EDWARDS: Are we going to get told that we

can't do that or that it's a one overlay situation or

-- | nean, our boss said maybe we shoul d just

code in there, one code in the county. And then you

say, well, now you' ve got six strata again. So what

to stop us fromdoing that, just

putting one code in

put one

's

t here?
MR, MOBLEY: Well, | nean, you can ultimtely do
what ever you want. | mean, there's a process for

peopl e that, you know, have no intent, that totally,

you know, show no intent whatsoever to follow the

gui del i nes.

MR. EDWARDS: Well, that would be follow ng the

guidelines in a sense. |If we could show that in our

county, and specifically it's rural, fairly rural, that

it's nore or less uniform why would we want to further

subdi vide it and expose ourselves to people |ooking at

the tax roll in different ways in different parts of

the county? You see what |'m saying?

MR, MOBLEY: That's the intent of having it so

that the different parts of it can be | ooked at.

That's --

MR, EDWARDS: But we al ready do that, see what

saying? |n other words -- well

into this arbitrariness busi ness.

we' re getting back

I n other words,

I''m
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however we code it is going to be arbitrary -- this
| ady i s suggesting econom c or some other kind of --

MS. STUART: It's a market area, it better be
econormi C.

MR, EDWARDS: -- sone other kind of objective way
to produce a narket area, but we're using our rura
fire districts. W don't really know -- we don't have
any other way to figure out where things are in terns
of geography.

MS. STUART: That's because you don't have
del i neated markets in your county.

MR. EDWARDS: That's right. W absolutely don't.
It's the next 200 acres of vacant |and that sonebody
can --

MS. STUART: M problemis that | think it's
i ncunbent on the Departnent of Revenue to identify the
concept for the property appraisers, allow the property
apprai sers the discretion to identify their market
areas based on the data in their county, give thema
codi ng system but don't lock theminto a nethodol ogy
that they can't use in their eval uations.

MR. MOBLEY: Well, | don't understand the basis --
we're not -- this doesn't lock in anybody to anything
they can't use in their evaluation. | think that every

property apprai ser would probably want to run their
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ratio studies, dividing up their county and their
strata by the narket area codes as provided in the
gui del i nes.

Once again, you're not going to do the sane
process for quality assurance purposes as you do for
val ue production purposes, and that seens to be a
central kind of thing we're going. This docunent
intentionally stays away fromthe val ue production
process. That is by design. This is focused on the
stratification for ratio study purposes.

MS. STUART: At this point, there's not a concept
that you use in your evaluation in the property
appraiser's rolls that is not mrrored by some concept
in the assessnent process. |If you use sonething that
has no value base to it, then you're using sonething
that cannot test equity.

MR. MOBLEY: | disagree that this would not have
any value base to a property appraiser's operations. |
guess -- you know, what we've had this, you know --
does anyone el se have any -- M. Cavalier surely nust
have sone deep thoughts.

MR. CAVALIER: This is ny first nmeeting, and I'ma
former fee appraiser, too, so ny mnd is nuddl ed. But
I'"'mnot sure what you're trying to acconplish.

understand sone of the argunments that are coning from
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the property appraisers, but all | can do in ny mind is
relate it back to nmy county, so | may be
oversinplifying this.

In ny county, |'ve got the town of Alachua, town
of Hi gh Springs, town of Archer, Hawthorne and Wal do.

If | decided | want to create market areas out of those
jurisdictions, am| allowed to do it under your

gui del i nes? Because, | nean, | -- statistically and
economically | can prove High Springs has its market,

Al achua has its market, maybe Hawt horne and Waldo | can
| unp together because they're renpte, to the east side
of the county, and | feel |like, all right, now, you're
telling me, running ny sales ratios and everything

el se, I can do Alachua as its own entity and Hi gh
Springs as its own entity, but in terms of reporting
data to you, it sounds like you want it set up in a

di fferent fashion for reporting purposes while I'm
doi ng nmy econom ¢ val uati on process and setting val ue
by anot her process.

Am | looking at it -- am| hearing --

MR, MOBLEY: Well, you could have that. [|f you
use market areas in the valuation process, and it's
provided for in here, a few counties use market areas
as nodeling areas or econonic areas, they usually cal

t hem nodel i ng areas, and the reason they do that is
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they build these, you know, feedback nodels or
regressi on nodels for these specific areas, and those
are mai ntai ned and, you know, they have their

nei ghbor hoods within that, and they may have site codes
that run between two or three different market areas
and those kinds of things.

Those are -- if a county is using a market area to
that | evel of specificity -- and | believe there's only
a handful or less than a handful that are doing that,
don't know of very many that are actually doing that --
they certainly have the option, if there's sone reason
why they woul d need to have, you know, sonething |ess
t han, you know, 1,500 or 2,000 parcels in a market area
for whatever reason, | don't know why, because they
don't have enough data to build a nodel on, and if you
get to be nmodeling with too big an area, you've got too
much variation in there and you're going to have
problems with the nodeling, so -- but yet if they felt
that they needed to have sonething drastically
different, they can certainly do -- the val ue
production process is, you know, part of the property
apprai ser's discretion.

If, I think that if this document stays out of the
val ue production process, we're really all very nuch

better off.
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MS. STUART: But then you want to use sonething to
approve or disapprove their rolls that they haven't
i nvolved in the value production process at all

MR. MOBLEY: They've certainly used as a quality
assurance tool

MS. STUART: No, they have not, nor will they, nor
can they. All they're going to do is --

MR. MOBLEY: O course they can

M5. STUART: How? How is it going to be
meani ngful in valuation?

MR, MOBLEY: Well, | think right now --

MS. STUART: You can't assure quality of sonething
unless it's relevant to --

MR, MOBLEY: Jordan, right now a | ot of counties
don't use market areas in the process. They have them
based on arbitrary things, but they still use them --

MS. STUART: | asked you a question now. And
every time so far that |1've asked you a question
you' ve told me what the counties don't do.

MR, MOBLEY: What |I'mtrying to illustrate --

MS. STUART: I'msorry, |I'mgetting frustrated and
| don't nean to be sharp.

MR, MOBLEY: [|I'msorry you're getting frustrated.

MS. STUART: | need to know what the relationship

of these purported market areas is to anything that has
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to do with roll equity, let me put that it way.

MR, MOBLEY: Well, a basic part of ratio studies
is stratification.

MS. STUART: No, no, no.

MR, MOBLEY: There's stratification by property
type, there's stratification --

MS. STUART: W al ready have stratification.

MR. MOBLEY: -- by age, by size.

MS. STUART: We have that.

MR, MOBLEY: Ckay. This is stratifying by a
geographi c area.

MS. STUART: We al ready have that.

MR. MOBLEY: This provides for some unifornmty so
that we don't have a county with nore than 600, 000
parcels, a couple of counties in that area having
significantly fewer narket areas than counties with
6, 000 parcels. You cannot convince nme as an appraiser
that there is any basis whatsoever for, market
econom cs or otherw se, for that kind of situation.
And that's what we have and that's what our information
shows.

MS. VANN:  You can't conpare it to what we have
now, because, as we've stated, nobst of us are putting a
nunber in there, because when we send our rolls in July

1st, if you don't have anything in market area, they
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cone back to you as a nonconplete submi ssion. It
doesn't have anything to do with any inportance to the
nunber in nost counties. |If you're basing anything on
that data, then you' ve got flawed assunptions.

MR. MOBLEY: VWhich is, we need the uniform
gui delines so that we can have relatively uniform
within a significant range of discretion, to fit market
situations that will give us sonething useful to use,
that will be both useful to the property appraisers to
denonstrate to the world, hey, look, | do mass
apprai sal, and we do a good job of mass appraisal. You
can |l ook at our use codes, you can look at -- you know,
however you want to denonstrate to the world that
you' re doi ng good nmss appraisal, and, "Look, we've got
geographic areas, too. The Departnment of Revenue uses
these, this is nmass appraisal, we can denonstrate we're
doi ng a good job."

M5. VANN:  Why do we need that one nore |ayer?

MS. STUART: What if the geographic relationship
to value --

MR. MOBLEY: Because it is a part --

MS. STUART: -- relationship to value? W're
m xi ng the sales within geographical areas, which my
be highly variable in terns of value and assessnment.

MR. MOBLEY: Well, there should be --
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MS. STUART: In terns of sale and assessnent.

MR. MOBLEY: Based on ratio studies, there should
be, you know, sonme sinilar relationship between
assessnments and val ue as indicated by sales.

MS. STUART: There will be invariably -- if you
use the entire population of sales and the entire
popul ati on of assessnents, then when you select a
sanpl e, you have to select a sanple that's
representative of the population, right? Wat |I'm
suggesting is that this particul ar geographical area
sanpl i ng process does not represent the popul ation, or
may not represent the population. To the extent that
it doesn't, you're going to be showing things like a
useful sal es-to-assessnent ratio a hundred percent in
three of your divisions. Then you're going to have a
25 percent, then you're going to have 75 percent,
dependi ng on what the real -- what the data is conposed
of. And the data is not conposed of anything that's
representative of the entire population by virtue of
the way you're doing it.

MR, KELLER: Wbuld you not agree, though, that if
you have market areas, then the parcels within those
mar ket areas and the sales within those market areas
are nore likely to be representative of the other

parcels in the nmarket area rather than representative
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of the rest of the stratun®

MS. STUART: Bingo. |If you're defining a narket
area which is an econonmic entity, economc unit, if
that's your definition, then you don't do it purely
geographically. Geography has something to do with it,
but the only way geography cones into it is by the way
the market defines the geography. And you have to
allow the property appraiser the discretion to define
his market areas. You can give him guidelines,
mandat ory gui delines that he nmust do so and these are
the standards upon which he nust do so, and once he
does it, this is howthey'|ll be coded. That fulfills
your requirement. But to try to create an arbitrary
physi cal definition that will apply and create actual
testable market areas in the various counties is going
to create problens for everybody. You're going to cone
up with data that is just -- you're going to be
horrified, they're going to be horrified, there are
going to be interimrolls all over the county and this
is a nasty business. And | suggest for the benefit of
everybody, you got to go back and | ook at what it is
you' re measuri ng.

MR. MOBLEY: Well --

MS. STUART: |I'mgoing to shut up. |'mnot going

to say another word.
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MR, MOBLEY: W have a draft, we're having
nmul ti pl e workshops to give everybody a chance to not
have to travel so far and that kind of thing. W need
your input, witten comments are wel cone, anal yses,
what ever you have, and we need to nove forward with the
process.

We're not really |looking at a process where we're
going to say, oh, ny God, this is an inpossible thing
and we're going to delay and delay and never get this

thing done. The plan is to nove forward, and so any

hel p that you can give us -- and we need your help
MS. STUART: | hear you. | already said that you
woul d get it, and it will be very proactive and

positive. And I'mgoing to shut up now unl ess you say
sonmething | absolutely can't --

MR. MOBLEY: Just for the record, we won't hold
you to that.

I think if at this point, if there's any other
comments, you know, we -- let's just handle it free-
form If there's any particular page anybody wants to
go to, that's fine; if not, if you want to just in
general continue with what we're doing, this is very
good to get -- yes, Sharon.

MS. OUTLAND: This is in regards to -- Sharon

Qutl and, St. Johns County Property Appraiser -- 5.3,
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and the Stratuns 3 and 7 were not being reviewed by the
DOR and they're exenpted fromthe nmarket area anal ysis,
which is fine; however, for admnistrative purposes, |
would Iike to continue to code nmy Stratum 3 within the
mar ket areas, because they nove in and out.

If a property is no longer ag, it's still within a
mar ket area, the southwest part of the county, and to
go back in and try to find which market area it's in
when it noves out or it gets granted ag and it is stil
in the southwest part of the county but it's not in
that market area anynore according to your standards,
so you could just not analyze us, but we could actually
| eave them wi thin that designated market area instead
of trying to adm nistratively track those that are
nmoving from Stratum 3 in and out.

And then nmy | ast coment is about 5.7 through
5.16, which is your devel oprment of Stratum 1 narket
area, Stratum 2, 4, 5 and 6. Using this nethodol ogy,
it appears that you're trying to use these stratuns,
anal yze stratums within a market area, and practically
-- | just think it's inpossible to do that and it
defeats what you say is your purpose of geographic or
econom ¢ anal ysi s, because your county may not be
lending itself to have -- it's not going to have an

even distribution within a stratumw thin nmarket area.
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So, sinply put, the nunber of sales within a stratumis
i nappropriate to determ ne the denographics of that
mar ket area

| understand you have to have a nunber of, certain
nunmber of sales to analyze the data, but you cannot
stratify it. M basis is either you anal yze narket
area or stratum but you cannot go down one step and do
stratum wi thin market because you're just not going to
have in a | ot of areas the nunber of sales to determne
t hat .

MR, CAVALIER: Al Cavalier, Alachua County. |
know | can sit with my county and divide and create
geographic areas that |I feel like might have sone
economc simlarities and what-have-you. Then if | do
this, then you would go into that nmarket area and | ook
at the individual strata and do your analysis. | nean,
is that the concept you're going for? Because, again
it runs into the same probl em Sharon was tal ki ng about.

| can physically, geographically, divide ny county
and have Al achua and High Springs in that sane
geographi c area and maybe pick up sone fringes of
Gai nesville, but then if you're going to analyze just
that market area, because |'ve described it, the sales
data nay not -- as she's pointing out, there nmay not be

sufficient sales data, say, in the comercial |evel for
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nme to establish, or ratios or things that you would be
happy with, but if | took the county as a whole, there
nm ght be sonewhere | night be able to, you know, get

t hose nunbers to cone in.

MR, MOBLEY: Right, exactly. The gentleman here,
| forget his nane, from Santa Rosa nentioned, you know,
for Stratum 1 properties -- and |I'mjust throw ng out
nunbers here, for exanple, | have no idea. Let's just
say you m ght have a dozen market areas for Stratum 1,
but for Stratum 6 property, obviously you don't have as
many. You want to be able to anal yze and see how wel
you' re doi ng geographically.

You know, Gainesville could be one narket area,
and one market area could be everything north of
Gai nesville or, you know, sone configuration, and then
the rest of the county could be -- so you woul d have
di fferent boundaries for different strata.

MR. CAVALIER: You're saying then to me | should
work on strata first, a strata level first and create a
mar ket area based on strata criteria and nunbers, and
so | would have one set of narket areas for Stratum 1
and anot her, geographically speaking, another set of
mar ket areas for Stratum 2, geographically speaking,
after |'ve |l ooked at the strata as a whol e?

MR, MOBLEY: Right. Yes.
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MR, CAVALIER: That's what you're going for?

MR, MOBLEY: Right. That would be the nost |ikely
scenari o.

MS. OUTLAND: Al, | want to clarify what your
intent is. Are you saying we shoul d designate
different market areas for different stratuns or not?

MR, MOBLEY: Yes. Right.

MS. OUTLAND: | think that's a duplication of
effort, because already if you don't have enough sales
to break it down into nmarket areas within a stratum
then why not just analyze the stratum and say you're
putting another |ayer of bureaucracy on here that
doesn't need to be?

MR, MOBLEY: Well, the codes already have to be
there, okay? This is sinply a recodi ng process.
STUART: It's not supposed to be.

OUTLAND: That's busywork.

VANN:  That changes every year

5 » & b

OUTLAND: We've got a lot of other work to do.
MR. MOBLEY: There's no doubt, and | can't
di sagree with that.
MR. KELLER: The practical effect is if you have
parcels that are in different strata, they are in
di fferent market areas for purposes of this analysis

that's being done. Even if they have the same nuneric
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code on them the fact that they're in different strata
means that they are in different nmarket areas.

MR, MOBLEY: Wth what -- currently, you know,
there are sone counties out there that | think have al
property types within market areas, and then other
counties have -- appear to be having like Stratum 1
mar ket areas and Stratum 2 and then some Stratum 6 and
5 or whatever, but then there's a |ot of crossover
t here.

So, you know -- and there will be -- | nean, |
appreci ate everyone's comments, you know, the
Department does that, that's why we need people's help
This is not an easy thing to do and we don't have the
answers now, but | think we all have to understand that
at the end of this process, we have to cone up with
sonmet hi ng, and probably a | ot of people are going to
di sagree with it because there's a | ot of disagreenent
out there as far as what property types should be
i ncluded within a given market area.

And we had a -- you know, we had, you know,
wor kshops | ast year addressing that issue a lot, and we
had di fferent people get up and feel very strongly
different ways. And you have to say, well, | don't
know necessarily which one is right, but | know that

they can't both be right and they can't both be wong,
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necessarily.

The thought behind going with the seven statutory
strata is that these are analysis units by property use
code that everyone is used to doing. And we thought to
try to streamine this whole process and to nake it as
si npl e as possi bl e using, you know, substratification
by -- of the seven strata, which is sonething that
everybody is already famliar with, that people are
going to feel very strongly one way or the other

And | hope that we can, you know, cone together in
this business -- | say this business, you know, the
people in the Departnment and the counties -- because
we're all trying to do the sane thing, is recognizing
that if we're going to get this thing done, and | think
we have to, | think our credibility is at stake,
there's probably going to be sone things that people
don't like at the end. The challenge is to make it --
to make it workable. | think that maybe Jordan can
gi ve us sonething that everybody is going to | ove and
make it easy on us, and we certainly |look forward to
that, but it's not going to be an easy project and it
hasn't been so far.

MS. STUART: If you're willing to be open-ni nded
and to go outside -- think outside of this particular

box you've created, then what | can say can be usefu
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to you. But it's got to be useful to everybody and
can't be cunul ative to anybody.

There have been problens in a nunber of counties,
fairly large counties, even, in getting sales or
agreei ng what sales were proper in particular strata.

I can recall a specific county where, this was a county
with an excellent reputation in terns of equity where
one year Departnment of Revenue reps and the County sat
down, and there were just not enough sales in one of
the significant strata that they coul d agree upon as
val i d.

Now, what you're talking about here is further
del ineating those strata based on sales, and, you know,
if you can't do it in a mdsized county, then you're
going to have a terrible tinme in even smaller counties.
So, you know, at some point, yes, you're going to throw
the data out, you're going to say, well, there aren't
enough sales in this particular division or
subdivision, | can't bring nyself to call them narket
areas. But if you end up throwing out nore than you've
got, all you've done is conplied with the letter of the
| aw and you haven't found anythi ng usef ul

So for your purposes, | think it's necessary to
think outside of this particular concept.

MR, MOBLEY: So | guess what you're saying is
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nunber of sales would be a consideration in this, is
that --

MS. STUART: Well, | think that for your purposes,
you' ve got no choice, that what you want to use this
mar ket area data for in conpliance has to necessarily
i nvol ve sonething where there are sales to test against
what ever nmeasure you've set up. So what you need is a
nmeasure where, A, you've got the sal es where you can
identify themin terms of the criteria. And |I'm not
sure you do here. |I'mnot -- you know, it could be
probl ematic even with market areas, but if a property
apprai ser reports to you that he has X market areas
that apply to his strata, let's say that you can do it
by strata without limting -- w thout making different
mar ket areas for every strata, and let's say you | ook
at Stratum 1, Market Area 1, and he identifies a Market
Area 1, and let's say he says he only has four market
areas, the rest of the data falls outside of the market
area. |s that workabl e?

So that data to which a market area applies would
be tested for equity in that market area, but that data
to which no market area applies -- in other words, the
data could be all over the place, there's no cohesive
val ue, there's no cohesive set of sales that define

that market, could you test that outside of the market
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area, continue to use Stratum 1 sal es-to-assessnent
rati o?

MR, MOBLEY: Yes, if |I'm understanding you
correctly, | think there would be other assessment rol
eval uati on net hodol ogies that would | ook at Stratum 1
and maybe |l ook at it by value range, or even just
overall Stratum 1, that woul d make use of those data.

MS. STUART: A category called the rest of Stratum
1 that doesn't fall into a market area, | can think of
a particular exanple where, let's say you' ve got a
nei ghbor hood, a very | arge nei ghborhood, | don't want
to use -- don't be biased by that word -- that's grown
up over time, and even though the three subdivisions
down the road can be identified in terms of sone
cohesi veness, that particular place, the properties
sell all over the place, sone of them are huge, sone of
them are tiny, even the |and values are variable by
where they're | ocated and what anenities are there.
And you can't identify it as any kind of market other
t han geographically. It sits in the sane place, but in
terms of value, there's no coherence. Could that one
be accepted fromthe market area reporting saying
basically you' ve got non-narket areas in Stratum 1?

MR, MOBLEY: Wthin a county?

MS. STUART: Uh- huh.
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MR, MOBLEY: So in other words, you can have a
county for Stratum 1 property and say, okay, well, God,
you know, 80 percent of the properties here fall within
these five market areas, but the rest of these
properties, they just -- you can't put themin a narket
area because you just can't do it?

MS. STUART: Right.

MR, MOBLEY: Well, if you were using market areas
in the valuation process, so would you not val ue those
properties?

MS. STUART: | would do them based on the stratum
sal es-to-assessment ratio for the whole stratum

MR, MOBLEY: You don't appraise using ratios --

MS. STUART: OCh, I'msorry. |If you were
apprai sing them would you use a market area?

MR, MOBLEY: If you're appraising them if your
nmet hodol ogy for producing Stratum 1 val ues was a
regressi on nodel in each market area but you said,
well, 1 just can't -- these 20 percent of these
properties, you can't put themin a market area, they
don't have a market area --

MS. STUART: Right, | |eave the nodeling process
out .

MR, MOBLEY: So you would use, then -- using a

di fferent val uati on nethodol ogy, the cost approach or
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what ever? How are you going to adjust your cost
approach to the market if you don't have themin a --

MS. STUART: You wouldn't adjust it. You would
-- your adjustnents woul d be based sol ely on narket
area data. |f applicable, you woul d nmake adj ustnents
based in a market area if that nmarket area warranted
adj ustnents fromthe base. And in a place where you
couldn't identify a market area, no adjustment woul d
apply.

If -- let's say you test Market Area 1, and Market
Area 1 you can see is above the norm so you figure out
what your adjustment will be, you adjust that area
Mar ket Area 2, you look at it and you say there's no
significant difference fromthe normfor the entire
county in that strata,"so you don't adjust that one at
all. And what, 5, 6, 7, 8, and then you get to those
properties that don't fall in the market area. Per se
t hey woul d not be adjusted, based on that market area
econonmic condition. They would be -- they would stay
at whatever the base was for that type of property.

MR, MOBLEY: What would be -- this is a conpletely
new concept in nass appraisal to ne.

MS. STUART: [It's a good one. Ask Bob @ oudenans,
he likes it. It's just a little nore discretionary.

MR, MOBLEY: What woul d be the basis for saying
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some properties aren't in a market area? | realize
there may be sonme --

MS. STUART: Well, you do your regression study.
Okay, here they are, they're in a cohesive geographica
area, and you |l ook at them and you regress the sales
and you say there's no cohesiveness here, there's
not hi ng on which |I can base any ki nd of adjustnent.
The property -- the sales of the properties do not
relate to one another, even though they're in the sanme
pl ace, there's no cohesiveness, no way to identify this
as an econonmic entity.

MR, MOBLEY: Based on a regression nodel ?

MS. STUART: Yes. And that's the only way you
could do it.

MR, MOBLEY: Well, now, there are sone very
conpetent folks out there that say regression only
wor ks when you don't need it.

M5. STUART: | think they're wong. Actually, |
think there's a very sinple way to identify a market
area, and if it's -- if it's very -- you know, you can
identify it without the nunbers sonetines. You can
ook at it and say, hey, this is a cohesive area, it
all buys and sells the same. But then to do it
properly, you have to apply sone statistical measure to

say, yes, is ny intuitive know edge correct? | think
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one of the sinple things you can do is neasure the
sal es agai nst the assessnents.

MR, MOBLEY: But let's just say you have an area
like that and let's say it's a big area. An exanpl e:
sonebody tried to use a really big area, and is that
going to be problen? Wy wouldn't you want to split
that area up into four sectors to test whether you're
doing as well in one part of it as another part to
denonstrate that you' re doing an equitable job of mass
apprai sal for quality assurance purposes?

MS. STUART: You night.

MR. MOBLEY: | would want to be able to
denonstrate that.

MS. STUART: You might. | think dependi ng on what
your initial data was and sone neasures of error, you
m ght want to go further and look at it to see -- well
the question is, do you want to further delineate it?
If you found a significant market distinction
statistically, do you want to further delineate it?

You m ght want to as -- to show that that
del i neati on was honbgeneous and that there was not sone
area within it which didn't fit withinit. Yes, |
think a sinple kind of square test.

MR, MOBLEY: And you night want to be able to --

MS. STUART: You want to neasure di spersion within
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your normative neasure.

MR, MOBLEY: And you night want to test that area
that you're nodeling as a whole area, you m ght want to
break that up and see how your ratio studies look to
test your nodel, because --

MS. STUART: You night, but then we want to apply
Occaml s razor to this whole thing and keep it as sinple
as possible while still doing the job

MR. EDWARDS: It might be quartiles that relate to
one anot her.

MS. STUART: You also don't want to create
sonething that the property appraisers can't handl e.

We want themto be able to do what you're doing.

MR, MOBLEY: | think staying out of the regression
and nodeling area process is headed that way, the way
this is focused strictly on a quality assurance tool

M5. STUART: You could use sone sinple
nonparanetric measures to identify market areas in the
| ar ge schene.

MR, MOBLEY: Well, I'mgoing to |eave that up to
you and the rest of the smart people, because | --

MS. STUART: Now, that was unnecessary. But |
will definitely -- | will provide you with further
i nf ormati on.

MR, MOBLEY: Right. W appreciate that. That's
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what we need.

And we would like to invite everyone and anyone
that you all know that's not here, that we need sone
| anguage, we need sonething here, we need to get a
docunent done, and so we need your help with that.

MS. STUART: There is definitely tinme pressure.

MS. VANN: Have you checked to see if there's any
state doing this and what their definitions are and
what their inplenentation plan was and how it worked
for then®

MS. STUART: Indiana did it in the course of their
litigation.

MR. MOBLEY: Well, what it boils down to is we're
dealing with a set of Florida laws, and what's really
i mportant, we knowit's in the literature, and the way
anot her state may do sonething is going to be a
function of their legal structure and the way they go
about things, and, quite frankly, it's not -- it may be
interesting to | ook at some of that stuff, but it's not
going to drive anything here.

MS. STUART: It may be nore than interesting. It
may gi ve you sone thoughts about mnethodol ogy. | know
the State of Indiana for the | ast seven years, | think
it is, has been in litigation over the fact that the

entire tax roll was destroyed and the entire tax
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structure was taken down because they were incapabl e of
bei ng equitabl e under that structure. They have
rebuilt fromthe ground up, and sone of the things that
they' ve done include market area eval uation, probably
nor e sophisticated than you want to get to, but there's
a lot of stuff that you could pull out of it. | can
tell you who you might want to talk to and what ki nd of
docunents you coul d get.

MR, MOBLEY: Sure. You could submit that al ong
with your other information. Sure. |If anyone knows of
anything in another state that you feel should be
considered, the -- there were two -- actually, there
was a -- sonme market area guidelines or econom c area
gui del i nes from Col orado that we got off a Wb site,
and it was all pretty general stuff and it was focused
on the delineation of market areas as nodeling areas
for building regression nodels, and that's addressed
in-- but the problemwth that is they conmbine some
di scussion out of the single property appraisa
literature with the mass appraisal literature, and you
| ook at that stuff and you think, "This is not going to
get us anything that people can understand.”

And as far as discussing it in broad, genera
ternms, page 119 of the | AAO mass apprai sal book, it

says, Ceographic Stratification is the heading, and
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then it tal ks about narket areas and nei ghbor hoods
bei ng subsets of narket areas, and tal ks about
regression coefficients and all that. W -- by design
we're not getting into that in this docunment. W don't
want to -- in the devel opnent of nmarket area guidelines
and the definition of market area, we do not want to
inmply that a property apprai ser needs to be using any
particul ar val uati on nethodol ogy, and to enter into a
di scussion in this docunent defining market areas as a
nodel i ng area and applying the use of regression is not
sonmet hing that we're going to do.

MS. STUART: You sure can, and it woul d probably
be wonderful, but you don't need to.

MR, MOBLEY: It would not be wonderful

MS. STUART: Ch, | think that from nmy perspective,
taking a tax roll into court for either of the reasons
either on an equity issue or a valuation issue, | would
| ove to have that kind of data, but it's not realistic.

MR, MOBLEY: You're certainly welcone to it. W
think that it's good to keep this docunent out of the
val ue production process. That's the -- and focus on,
as it's provided for in the statute and in the
professional literature, as a unit for, you know, a way
of stratifying by geographic area for ratio study

pur poses.
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MS. STUART: | don't disagree with you that narket
area inplies geographic area, but | think that that's a
side effect of the fact that economic factors occur in
geographi c areas, that you can't have a market area
that includes the -- first, the top half of the north
end of the county and the bottom half of the south end
of the county. |If you see consistency there, you've
got two market areas, not one, because geographically
they're not within the sane boundaries.

MR, MOBLEY: Right.

MS. STUART: But you can define a nmarket area by
the sinple data that you have, and you woul d have much
nore useful data if your property appraisers were
permtted to define market areas to you that they
actually used in their assessnment process.

MR. MOBLEY: But what if nmpbst of themdon't use
mar ket areas in the assessnent process?

M5. STUART: | think they shoul d.

MR. MOBLEY: Well, that's their business, and this
i s not about that.

MS. STUART: There's not one of themthat doesn't
have the wherewithal to do so. | don't think it's for
you to mandate, and you agree with ne.

MR, MOBLEY: Absol utely.

MS. STUART: But if they can, their chances of --
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not only their chances of capturing all value in an
area go up, and their chances of your finding equity in
their tax roll if you're both using the sanme stuff are
hi gher, assum ng everybody picks the same sal es, but

t hat having been said, they don't have to use it to

tell you what it is. They can define it to you, and
you can basically give them mandat ory gui delines on how
to define it to you.

MR, MOBLEY: That still allows for significant
di scretion, which this does.

MS. STUART: Absol utely.

MR, MOBLEY: It provides --

M5. STUART: And right now | don't think the
discretion is there. | think that basically you're
telling them what they have to report, and you're
telling them with all due respect, that they have to
report sonething that's not useful to them That's

purely for the oversight process, and we don't want

t hat .

MR. MOBLEY: Well, for reasons discussed
previously, | would respectfully disagree with you on
that. It can be very useful

Does anyone -- we're just in free formstyle.
We've got an hour and 10 minutes to go. We're -- when

everybody has had enough, |let us know. If not, we'l
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just keep going until 1:00.

MR, EDWARDS: Can you discuss the tables in the
back of this docunent, and were they devel oped fromthe
2002 subm ssions that you showed us the other --

MR, MOBLEY: Right. The sales are the 2001 sal es,
because we don't have the 2002 sal es yet.

MR. EDWARDS: |s there a recommendation for the
nunber of market areas based on parcel count? |Is that
what | see on sone of these? Like Table 2-Ais -- or
is that sonmething else? Are you going to use that to
say, well, if it's got 60,000 parcels, it should have
approximately this many nmarket areas, or --

MR, MOBLEY: Well, that's certainly the
inplication fromthis draft, that there's -- we're --
this is certainly not set in stone. W're |ooking for
hel p.

MR. EDWARDS: | want to tell fromyou ny own
know edge, okay, Santa Rosa County, we assign the
taxing district code, which includes cities and rura
fire districts. It has nothing to do with narket area.
I work for Escanbia County. They have four codes, or
five, possibly, and it's alnost two and a half tines
| arger than Santa Rosa County now. It's just whatever
these people are putting in there that you're getting

fromthem okay? It's worse than flipping a coin.
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MR, MOBLEY: The analysis of the data that we're
getting shows that.
MR, EDWARDS: Okay, so, | nean --

MS. VANN: If that was the basis for any of

MR. EDWARDS: Pl ease don't use that to think --

MR, MOBLEY: No, no, absolutely not, no.

MR. EDWARDS: | can't look at this and conprehend
what it's supposed to be doing right away.

MR, MOBLEY: Just to tell you, |ook at Table 2 --
I'"'mnot going to go through every single bit, because
the docunent explains all that, so | won't bore you
with details, but |ook at Table 2-A. The data are
sorted there in ascending order by parcel count, and
then you've got an analysis there --

MR. EDWARDS: Sal e count.

MR. MOBLEY: -- that indicates in the fifth
colum, there's an indicated distribution of market
areas, okay. And so that's tied to a county by Stratum
1 parcel counts, okay? And then you have another --

MR, EDWARDS: But we have 16, and you're show ng
17 there in that colum, but -- | don't know if that's
coi ncidental or -- | think I can find our county,
that's the only reason | say that.

MR, MOBLEY: Yes, it's interesting, it is
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coincidental. We didn't put the county nanes on here
because this is objective. You know, we don't --

MR, EDWARDS:  Sure.

MR. MOBLEY: So there's an indicated distribution
of market areas in Table 2-A and as you can see, the
smal | est counties really, you know, don't -- for ratio
study purposes, they don't need nore than one market
area. And then obviously there's some uniformty in
the indi cated nunber of market areas all the way down
to the, you know, big, huge counties, you know, and so
those are hi gher nunbers.

Table 2-B is based on a sale per narket area,
that's what's kind of driving that, and the
distribution there is a little different, you know,
it's not going to be the same for each table. Then in
Table 2-B, it shows five counties as only needi ng one
mar ket area based on this analysis, and then you can
see a distribution that's --

MR, EDWARDS: Because you need so many sal es per
stratunf

MR, MOBLEY: Right, based on needing that. Then
com ng down the list, you can see it sort of ends up
that there's a distribution there, progression down the
list of counties. And by the way, these data are

sorted in ascending order by sale counts. And because
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there's a pretty -- in Stratum 1, there's a pretty high
correl ation between sale counts and parcel counts, this
di stribution ended up --

MR. EDWARDS: Do the guidelines tell us that we
need a certain nunber of sales within a so-called
mar ket area?

MR. MOBLEY: Yes. What -- the current valuation
nmet hodol ogy that's in place, and the thought is this
whole thing is consistent with working with the seven
strata that everybody is used to, it's consistent with
the roll evaluation process using narket areas the way
it's already set up that a | ot of people are already
used to getting sone feedback fromperiodically, it
| ooks at market areas within strata that have 30 or
nore qualified sales.

MR, EDWARDS: And if they don't, is that thrown
out, basically? Going back to us now, I'mjust telling
you we have the rural fire districts where you m ght
have six sales --

MR, MOBLEY: Right.

MR. EDWARDS: -- versus thousands in another part
of the county.

MR. MOBLEY: Right.

MR, EDWARDS: It just happens to be that way, the

way we code it. So you're going to throw that one out
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in the study because it only has six sal es?

MR, MOBLEY: Yeah. \When you say throw it out, I'm
not sure -- it may go into another category of
analysis. | don't think -- you know, generally we want
there to be enough sales -- we don't want to get
down - -

MR, EDWARDS: | don't know how to group things --
well, it's not up to ne, necessarily, but | wouldn't
know how to group. | could group the whole rural part

of the county together and nmaybe get 30 sales, but then
you' ve got a spatial distance of dozens and dozens of
nmles between those parts of the county.

MR. MOBLEY: Right. There's --

MR, EDWARDS: It gets to be --

MR, MOBLEY: There's a county that |'m aware of,
I'"'mnot going to nmention the nane --

MR. EDWARDS: It's coincidental ?

MR, MOBLEY: Sure.

MR, EDWARDS: | n other words, you've created a
coi ncidental group by doing that?

MR, MOBLEY: Well, yes and no. Sonebody that
wants to live in the country wants to live in the
country.

MR, EDWARDS: |t depends on where it is up there.

MR, MOBLEY: | understand, but we're not talking
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about single property appraisal here, we're talking --
this is a mass apprai sal

MR. EDWARDS: | understand. It's stil
coi nci dental al nost.

MR, MOBLEY: Well, you know, it's not a perfect
sci ence.

MR. EDWARDS: Oh, that's for sure.

MR, MOBLEY: And |I'm aware of a county that does
use regression nodeling, and I won't identify the name
of the county, that has a market area that's basically
all the stuff that doesn't fit into other market areas,
and it's all the rural stuff. And, you knhow, so
they're using it for actual val ue production purposes.
So using --

MR, EDWARDS: Well, | could use that for quality
control and for people to go out and take another | ook
at those areas.

MR. MOBLEY: Right. |If you got -- exactly,
exactly. |If you got a big area like that and you get
some indication, you know, that there m ght be sone
issue in there with your ratio study, to know where to
go | ook, you mght have to break it down further and
put them on a map or somet hing.

MR, EDWARDS: Okay. So talk about these tables

Sonme nore.
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MR. MOBLEY: Table 2-B is another distribution of
i ndi cated nmarket areas for Stratum 1 property. It's
pretty simlar distribution and -- but there will be --
there's going to be sonme variation, depending on the
rel ati onshi p between nunber of qualified sales and
parcel counts, you know. The ones that have the
counties that vary significantly fromthe normrelative
to the other counties of simlar size are the ones that
m ght have, you know, one analysis showi ng 18 market
areas and the other one showi ng 21 or sonething, you
know, along those lines. But this is just another, you
know, uniformdistribution based on sale counts.

MR. EDWARDS: Okay. |'ve got 16. When would you
notice that | have consolidated that, or we have, into
six or eight? |In other words, at what point does it
becorme an issue on the subnission?

MR, MOBLEY: You nean on your nunber of narket
areas?

MR, EDWARDS: | just said that right nowit's sort
of arbitrary, it's based on what we had that was
geographically distributed, which was the taxing
district codes. So if we said that we wanted to
conbine all the rural parts of the county into one code
and submit that, would that be an issue in the

submi ssi on process that we had changed from 16 to ei ght
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or whatever?

MR, MOBLEY: Well, what we're looking at is -- the
current plan is for 2005 rolls. That gives 18 nonths.
Some counties indicated they want to --

MR, EDWARDS: So not hing that we do now woul d
matter that nuch?

MR, MOBLEY: No, not unless if you want the
Department to take a | ook at, you know, say if you
wanted to do your recoding by next year and you wanted
the Departnent to take a | ook and say --

MR, EDWARDS: It's not required that cities be a
separate codes?

MR. MOBLEY: A separate market area code?

MR. EDWARDS: Yes. Like a city being -- the
ability to levy a village, for instance?

MR, MOBLEY: No, |I'mnot aware of any -- is there
any, Legal ?

MR, KELLER: No.

MR, MOBLEY: |I'mnot aware of any correlation
bet ween t hat and market --

MR. EDWARDS: So we could conmbine a rural city --
| just happen to have one rural city -- we could
conbi ne that with the adjacent rural area?

MR. MOBLEY: Sure. |If that --

MR, EDWARDS: |If we wanted to. |'mnot saying we
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will or won't. | just don't want to get our appraiser
into a position where we give himadvice and say j ust
go ahead and let's get rid of all these rural nmarket
areas, because | don't want to see the report, frankly,
it's just page after page of it that neans nothing
because you've only got five or six things.

M5. VANN:. On Table 2-A and Table 2-B --

MR. MOBLEY: Yes.

MS. VANN: -- on one of these it says the
i ndi cated distribution of market areas is 17 for our
county; on the other one it says indicated distribution
of market areas is 18. Are you saying --

MR. EDWARDS: It's a different thing.

MS. VANN:  But still, we only have 16 market
areas, so where do the nunbers cone fromis what |I'm
aski ng.

MR. EDWARDS: They're predicting.

MR. MOBLEY: No, I'msorry, Jan. On the first
thing we discussed, that was the actual narket areas
that are reported, these are the indicated distribution
fromthe analysis of parcel counts. As you can see,
this is a uniformdistribution, you know, from small
counties to large counties, whereas the other data,
that's the actual data that's out there now on the

counti es.



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

104

MS. VANN: But again, that's based on the nean, or
what ?

MR. EDWARDS: It's |ike the count, parcels divided
by the count, it's not based on anyt hing.

MS. VANN:  The nunber neans not hing, basically?

MR, MOBLEY: Ch, you nean in 2-A and 2-B? Well
2-Ais driven by Colum 3, Estimated Parcels Per Market
Area, and with the notion that you'd like to have a
m ni mum of 40 sales in a market area, and you kind of
| ook at the relationship some between nunber of
qual i fied sal es versus nunber of parcels, you know, we
started out with 15, and then the way the nodel is set
up, it's going to tell you as you're putting the
calculations in there, or putting the data in, it's
going to give you sone input here -- I'msorry, sone
output in the last two columms, Indicated Sal es Per
Mar ket Area

So this analysis starts off with about 1,550
parcels, and a distribution is created, you know, that
provides for unifornmty and gets us so that we have --
you expect smaller counties to have a fewer nunber of
mar ket areas than great big counties, and that's
basically what it boils down to.

MS. STUART: Al, if this goes forward in this

format, would you be mandating or using, yourselves, a



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

105

speci fic nunber of market areas as defined this way,
and woul d they be of equal size?

MR, MOBLEY: | would anticipate they wouldn't be
of equal size.

MS. STUART: How would you decide -- like let's
say you decide that Stratum 1l in X county should have
20 market areas. First of all, would you be saying it
nmust be 20, or is that the property appraiser's
di scretion? And then second, irregardl ess of how you
answer that, how would you deci de what constituted a
mar ket area within that stratun®

MR, MOBLEY: Well, first of all, I'mnot going to
deci de anything. Steve Keller and David Beggs are
going to decide this stuff. I'ma glorified typist, if
you quite frankly want to know the truth.

MS. STUART: But how woul d the Departnent deal
with those two things?

MR, MOBLEY: Well, nunber one, here's how I'm
going to answer that. W don't know that this is how

it's going to | ook. W want your feedback on this.

Should this be nmore -- part of the reason behind the
devel opnent and presentation of this docunent -- and
the final docunent will not be this volum nous -- we

went into a | ot of explanation of, you know, what the

nunbers | ooks |ike, because people aren't famliar with
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| ooking at all these, you know, the counties by parce
counts and sal e counts, et cetera. But another
possi bl e presentation of something like this could be
parcel count ranges, you know.

Well, I mean, if you don't have, you know, enough
parcels in there to have enough sales to do anything
with, you know, why bother? So you've got to have a
m ni mum nunber of parcels to make it be meaningful
ot herw se --

MS. STUART: Let's say you do. How do you get to
the breakdown? How do you -- well, even if -- you're
the ultimte arbiter, let's say. Let's say DOR deci des
how many mar ket areas they shoul d have, and nobody
argues. Then how do you decide within there what's a
mar ket area for Stratum 1? You've got 20 of them
Where do they start and where do they stop and who
deci des?

MR. MOBLEY: Well, that is -- that's where the
di scretion comes in. | nean, this is a guideline.

MS. STUART: So the property appraiser would pick
t hen®?

MR. MOBLEY: Sure, according to the guidelines,
that's the whole thing. That's why we have gui deli nes,
so the property appraiser can do it according to the

gui del i nes.
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MS. STUART: \What if he says, "I cannot identify
-- "This says, DOR says | should have 20, but | can
identify 15 discrete areas."” Wuld that be acceptabl e,

could he justify that to you?

MR. MOBLEY: | have no idea. | don't know what
this final docunent is going to look Iike. | nean, you
know - -

MS. STUART: | think those are sonme of the
t hings --

MR. MOBLEY: Sure.

MS. STUART: -- that -- unless it's reworked, and
there's a lot nore to say, obviously, but | think
that's one of the things that you want to be able to
tell them before you finalize it

MS. VANN:  Al, | still want to request that -- is
there sone way you can put on the Wb site or some way
you can send to us copies of your staff research and
anal ysis of this? Because obviously quite a few of us
have done our own --

MR. MOBLEY: This is it.

M5. VANN:. No, this is the result of it. | want
to see --

MR, MOBLEY: No, this is it, thisis it. This is
a pretty volum nous docunent for this. This is the

analysis. That is why we're having, you know, two big
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pages of nunbers here for each of the strata. This is
t he anal ysi s.

MS. VANN: Ckay. You don't have a list of stuff
that you got from other states, people you tal ked to,
anything that you did? Because you said in your
openi ng statenent that you did research and anal ysis.

MR. MOBLEY: This is --

M5. VANN:  Well, research --

MR. MOBLEY: This is research and anal ysis.

MS. VANN: No, this is a product that's devel oped
fromthe research and analysis. So | want to know how
we can see your research and analysis so we can conpare
it to the research and analysis that we've individually
done, because obviously we're coming up with different
answers. So your stuff is coming froma different
area, probably, than what ours is, and | would like to
know how we can get a copy of the research and analysis
that you tal ked about in your opening statenent that
you used to create this docunent. This isn't your
research and anal ysis --

MR. MOBLEY: Yes, it is.

M5. VANN. -- this is a docunent that was created
fromyour research and analysis. This is your
interpretation of the information you received. W

would |like to see the raw information to see if we cone
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up with the sane interpretation.

MR, MOBLEY: Are you talking about the printouts
fromthe Departnent's --

MS. VANN: \Whatever you got. \hatever from
whoever. \What was your research, what was your
analysis to get to this docunent?

MS. STUART: Let ne see if | can help. | think
what she's tal king about is the basis for the -- the
basis for the underlying theory that creates this
concept of market -- of narket data.

MS. VANN: If you'll go back, Steve, | think
you're the one that mentioned it in your opening
statement, you or Al one nentioned that this docunent
is the result of -- you listed two or three things, but
one of them was research and analysis by staff.

MR. MOBLEY: | nentioned that.

MS. VANN: We would like copies of that, those
docunents that you researched and anal yzed.

MR, MOBLEY: You can order -- call |IAAO and get a
copy of their standard on ratio studies. You can cal
and buy a copy --

M5. VANN: | amon the standards committee, | have
t hat .

MR, MOBLEY: You can get a copy of their mass

apprai sal book which is referenced in here. You can
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get a copy on line of the Florida statutes, those are
available. And the other analysis resulting from--
that went into this was printouts that we got --

MS. VANN:  Fronf

MR, MOBLEY: Fromthe 12 D8 from our conputer
system

MS. VANN: From our county stuff?

MR. MOBLEY: Absolutely.

M5. VANN:  You never went outside the box to see
if this is anywhere else in the country or if other
states have tried it, what kind of problens would be
fromit, you've not -- this is definitely a docunent
that was created by the Department of Revenue based on
Florida information, period, is that what you're
telling ne?

MR. MOBLEY: And | AAO information and Florida
statutes.

MR. KELLER: We have not found another state that
has a statute like ours that's doing nmarket areas |ike
we are.

MS. VANN: But have you found other states, not
that they had a statute |ike ours, but had tried
i npl ementi ng market areas, and did it work or not work?

MR. MOBLEY: The research --

MS. VANN: And can we get copies of the states you
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contacted and the information you got?

MR, MOBLEY: They're -- on the Col orado Wb site,
t hey' ve got an assessor's manual on there, it's 18
million --

MS. VANN: Colorado is a cost state, and |'ve
trained al nost all the counties in Colorado. That's
not a good exanpl e.

MR. MOBLEY: Good. So we didn't consider that.
That' s good, then.

MS. VANN: If you used any of that to devel op your
stuff, | would like to know what you used.

MR, MOBLEY: Jan, we looked at it. |'mnot going
to argue with you.

M5. VANN. | don't want to argue.

MR, MOBLEY: Yes, we're getting to that point.

M5. VANN:  You said extensive research and
analysis. 1'd just like to know --

MR. MOBLEY: The literature fromthe Appraisa

Institute, you can go buy those books and articles or

what ever that are out there, you know. | generally
read the professional literature on an ongoi ng basis.
Every tinme | ook at sonething on the literature,

don't keep track of what |1've read. Anything that we
t hought was directly pertinent to the devel opnent of

this docunent is referenced in this docunent as a
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speci fic source. The analysis that resulted in these
nunbers canme directly fromthe Departnent's data that
we received fromthe counties. [It's not a nystery.

Yes, sir?

MR, HODGES: We're satisfied.

MR, EDWARDS: |'ve lost track of my own question.
Ben Edwards from Santa Rosa County.

Basically, these tables are where you have
interpreted the information to come up with an
esti mated nunmber of market areas based on parcel count?
In other words, you're not saying it's going to have to
be exactly 10 or 12 or 18, but if it's four and it
shoul d be 12, then that's suspicious to you?

MR. MOBLEY: Sure. There has to be --

MR, EDWARDS: So that's by stratum right?

MR. MOBLEY: There has to be discretion both in
the devel opment of it by the property appraisers, and
there's also discretion in judgnent.

MR. EDWARDS: That's not based on the information
basically of the nunber of market areas that were given
to you, it's based on parcel counts and sale counts of
t he overall data?

MR, MOBLEY: Right, exactly.

MR. EDWARDS: See, that's what | was concerned

about, that it was based on the fact that |'m giving
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you 16 and Escanbia County is giving you five. It's
not based on that, it's based on parcel counts
st at ewi de?

MR. MOBLEY: Right. And the relationship between
sal e counts and parcel counts --

MR, EDWARDS: Right. So based on these things
t hat people are giving you, because you've got no clue
what they're giving you, or why, you may think you have
a clue, but you don't --

MR, MOBLEY: Let ne put it this way: | have
enough clue to know that | don't need to know any nore.

MR, EDWARDS: That's a good answer, but as long as
this is based on -- this is very objective informtion
here, actually. So, | nmean, I"mnot arguing with it, |
just want to know what it neans, and | do know now.
Thank you.

MR, MOBLEY: Just to confirmfor everyone, the
handout material we had at the beginning that had the
t hree pages of nunbers, these are actual nunber of
mar ket areas that are reported on assessnent rolls.
And this, | believe, was a 2002 final, exactly. And we
want ed everybody just to see what was out there right
now, and because if you see this -- | nean, obviously
this is not an exact science, okay, and there's room

for discretion and all that, but we can -- | think
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reasonabl e people will have to agree that what is out
there right nowis not in any way consistent with where
we want to be, you know.

MR. EDWARDS: It's nonverbal, it's not --

MR. MOBLEY: So the distributions back here in the
addendum to the draft document of Florida Uniform
Mar ket Area Guidelines is an analysis of the existing
data that's out there to show here is a reasonable
di stribution of market areas for Florida counties, and
it's a nethodology that's just based on nunbers; in
ot her words, there's -- you know, | couldn't sit here
and tell you the names of these counties, you know,
maybe the small est one and the biggest one or sonething
like that, but this is a reasonable distribution that
woul d give us the ability to neasure uniformty on
assessnent rolls. Measuring mass appraisal using mass
anal ysis techniques, that's what this is about.

Al, did you have anything?

MR, CAVALIER: No, not at this point. | nmmy be
e-mai | i ng you.

MR. MOBLEY: Put it in a letter and send it to
Sharon Gal | ops.

MS. GALLOPS: O use the Wb site --

MR. CAVALI ER: The Wb site.

MS. GALLOPS: -- definitely for your coments,
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pl ease.

MR, MOBLEY: O you can pick up the phone and
holler at me the way half the state does. Does that --
is that okay?

MR, EDWARDS: Yes.

MR, MOBLEY: |Is there any other questions? W've
still got an hour and -- no, we've got about 45
m nutes. Jordan, we're at a point where we're out of
coment s.

MS. STUART: | have no nore, thank God, at this
tinme.

MR. MOBLEY: Well, since we're back in the tables,
we'll just continue to browse through those. |[If anyone
has -- if any questions come up, we can use our time.

Table 3-A is an analysis of Stratum 2 parce
counts. The data are arrayed in ascendi ng order by
parcel count, and we have an indicated distribution of
mar ket areas for Stratum 2 properties, and that is in
colum 5. And as this particular analysis would
i ndi cate, npbst counties don't have enough data that
woul d warrant nore than a single market area, and only
the | argest counties would have enough data to warrant
signi ficant nunbers of nmarket areas.

Table 3-B is also an analysis of Stratum 2

properties, and this is based on sales -- estinmated
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sal e counts per nmarket area. And this analysis results
in the sanme indication, that nost counties don't have
enough data to warrant nore than a single market area
for Stratum 2 property.

Now, within a county, there may be other units you
devel op, you know, codes that you use for valuation
purposes, and that's certainly a matter of the property
apprai ser's discretion, but in ternms of sale ratio
anal ysis, there's just not enough data there based on
what we're seeing now to warrant nore market areas than
you see.

Table 4-A is an analysis of Stratum 4 properties
usi ng sal e counts, and nobst counties have enough data
to warrant nmore than one market area, but it's not a
huge nunber of nmarket areas there, as you can see.

Table 4-B is also an analysis of Stratum 4
properties based on sale counts per nmarket area. And
there you can see we have a simlar distribution that
was devel oped simlar to the one in Table 4-A

5-A is the sanme type of analysis, but on Stratum
5 properties, and that's based on estinmated parcels per
market area. And it |ooks |ike sonewhat over half of
the counties wouldn't have enough data to warrant nore
t han one market area there.

Tabl e 5-B al so provides anal ysis of Stratum
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5 property and is based on sale counts per market area.
And once again, we can see that npbst counties don't
have enough data to -- or sonmewhat over 50 percent
don't have enough data to warrant nore than one market
area for Stratum5 property.

And then Table 6-A and 6-B are the sane two
anal yses, and this is for Stratum 6 property. Table
6-A is based on estimted parcels per market area, and
Tabl e 6-B is based on estimated sal es per market area.
And as we can see fromthis analysis, once again, nopst
counties do not have enough data to warrant nore than a
si ngl e market area.

The -- what the text of the document says is that
t hese tables shall be given primary consideration
Qbviously that's -- any tine you say sonething has to
be considered, | nean, there's obviously room for
di scretion there.

And it also tal ks about some boundary issues that
may be considered. |If there's obvious physica
boundari es such as an expressway, rivers, those --
bays, those kind of mmjor things, or another thing,
too, that people mght |ook at is changes in property
types, you know, or changes in construction quality,
changes in the quality of nmintenance, those kinds of

things can be considered in the devel opnent of
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boundari es.

Does anyone have any questions or comments about
any of that information? How about the corner back
there? That's the braintrust back there, | can tell

MR, HODGES: W're just being very quiet.

MR, MOBLEY: Do you think Jan has any nore
conments she wants to nake?

MR. EDWARDS: She might. She'll be back in a
m nut e.

MR, MOBLEY: Tell you what, let's take a
ten-mi nute break and we'll come back. So we'll take a
ten-m nute break, thanks.

(Brief recess.)

MR. MOBLEY: We're now back from break, and there
are no additional conments on the initial draft of the
Fl orida Uniform Market Area Cuidelines dated June 9,
2003.

M. Keller, do you have any additional comments.

MR. KELLER: (Shakes head in the negative.)

MR, MOBLEY: There being no additional coment,
this now concl udes this workshop

(Wher eupon, the public workshop was concl uded at

12: 45 p.m)
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